CERYIFICATE OF NEED APPLICATION

CRYSTAL OAKS
Add 32 SNF Beds

Troject #4426 NS

Submitied to

Mizsouri Health Facilitics Review Cuommictee



Cearlificate of Nead Program

NEW OR ADDITIONAL LONG TERM CARE BED APPLICATION*

L .. Applicani's Completeness Checkist and Table of Contents

Project Name  Crystal Onks e No. 4426 NS

Prajact Deseription 32 SNE Bed Addition
Dmme Bage N/4  Description of CON Rulebool Confenits

Dimdcr I. Application Summary:

A 2 3 1. Appllcant Identification s Certification {Furmm MO BS80- [S61).
A ?"‘" - 2. Representalive Registratdon (Form MO 580-1568).

7l Szlz T 3. Proposed Drofect Budget {Form MO 550-1863) and detail sheet.

Divider II. Proposal Description:

L

i 1 3 1. Provide acomplete detailed project description.

M . 3 2. Provide aleglhile clty or county map showing lhe cxael Incarion of the proposet facility.

| Jﬁ_ﬂ;f,?\:[ 4. Prowide a =ile plan for the proposed project.

T <. Prewldle preliminary schematic drawings for the proposed project.

wi L2 T} 5 Provide evidence that architectural plans have been submitted to the DHSS,

A < 7] 6 Provide the propesed gross square foorage.

i &Eﬂ'{ 1 7 Document ownership of the project site, or provide an option to purchase,

¥l = _ il 8 Deline the community to be served.

oy | ‘L&.&'ﬁ'] & Frovide 2013 populatinn projections for the 15-mile radius service area.

P | .'?TE?L 10 Idenridfy specific cammuanity problems or untmet heeds the proposal wonld address.

A _A J11. Provide historleal utilizarion for cach of the past hres i;ears anl utilizaton

& projeciens through the frsr three years of operation of the new LTS beds,

&l —— 12, Provide the melthods and assumpilons used to project wHlzation.

£l ’fi' . 54'-’ CJ 13. Documenl thal consumer nesds and preferences have been neluded in planning this
project and describe how conswners had an opportunily lo provide inpud.

¥4 s a5 J14  Trovide coples of any pethiions, letters of suppoert or opposifion received,

Divider III. Service Specific Criteria and Standards:
i | &7 [t 1. For ICF/3NF beds, address the population-based bed need methodolody of fiffy-three
{32} beds per ome thousand 11,080] populatlon age sixtyfive [S5] and older.

O W] 2 For RCF/ALF beds, address the population-bascd bed need methodalogy of
sixtert | 16] beds per one thousand (1,000) popularion age sixty- five (65) and oider.
o —— ] % Document any alternate need methodoiofy used to determine the nesd for additional
beds such ag LTCH, Alzheimer’s, meiital health or other specialty beds.

1 ¥l 4 For any proposed [scilily which is designed and operated exclustvely for persons with
. aecuired homan [mmunodelicicocy syodoome (ATDS! provide informadon o jwstly the
need for the type of bads being proposed.

Divider IV. Financial Feasibility Review Criteria & Standards:
74 A ] 1. Decument that the proposed costs per square foul are reusonable when compared to
L lein the latest "BS Means Construction Cost data®™
wdiny ] 20 Document that sufficient financing ls available by providing a letter from a financial
£ institulion ar an anditors statement indieating that sufficlent funds arc available,
| "z_;&f"?:l 3. Frondde Service-Specific Revenues and Expenses (Porm MO B80- LASS) projected
{gg through three (3] vears beyond project completion.
L - [ 4 Document how patient charges were derived.
ol .,l? 1 5 Docwnent responsiveness to the needs of the medieally tndigent.

¥ Uze for ROF/ALR, IOF/SNF and LTCH heds
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DIVIDER I: Application Saommary
Applicant Tdentification and Certification (Ferm MO 530-1861)

Attached.
Representative Registration (Form MO 580-1869)

ﬂxﬁac.hed.

Proposcd Project Budget (Form MO 580-1863) and detail sheet.

Artachead.
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Certificate of Nead Program

=1<= APPLICANT IDENTIFICATION AND CERTIFICATION

sl maich the Letter of Intent for this project, without excepilon)

1. iject Lacation fuatinnf. aridilonAl PIRES AF TIECSES0TY Lo Rty muihgic prafect aimes. )

Lide o’ Pregacsd Prepesr " Preeel Blacnber

Crpstol Gaks 32 BMF Pudd Addition 4420 NS
[reect Address Labrees by FEral 2 Coalo| ) fonrtr
E30 Calvary Church Road, Festus, MO 63023 Tefferson
2. Applicant Identificatiun AsfRmzuon mUst agree WL premisesly sebmited Datbar of Intens)
Lisl All Owner(sl:  gts comperme entity) Address {Swees/ Clty) State i Code) Trlepnone Namler
AT Driversified Healih 1400 Highway 61 Suwch, Crvstul Civy, W00 63010 636-933-1006
o U
Crysls’ Ouks Long Temn L1300 Calvary Churek Roud, Furtus, MO 63028 636-933-181%
Cars '
List All Operator(s): [Ronibele.  sddmes Swest Cltr/State/ZIp Cadel Tricphar. Kb
Crysral Oakz Long Temm [ 08 Cabyaty Chorek Boad, Festos, RO 623023 £36-033-18]8
_ Law
: t
3. Ownership checkappicobie sategory
E Konprofit Corporation EI Individual |:[ Cat'r [ ] District

D Parmeral: D Corporation D County [:l Cither:

4. Certification:

In submitting this projecl application. the applicant understands that:

1A) The review will be made as to the cormnunity need for the proposed beds or eguipment th this
applicatioe,

(B} I determlnlng coropmagity nieed, the Migsouri Health Facilities |teview Committee (Comrltiee)
will constder all singilar beds or equipmenl wilhing

(C} The tgeuancs of a Certificate of Meed [CON) by the Coruuitive depends o conformance with fis
Rules aned (20N statute:

(D] A CON shall be sukject {o Toofeiture for fatlure to meur an expenditure an any approved
project six {€) raontha after the date of issuance, unless ohligated or cxlended by the Commitiee
for an additional £ix (6] rnunlhs:

(E] Notificarion will be provided to vwe CON Program staff if and when the project is abandoned; and

{F; A CON, ifissued, may not be ransferred. relocated, or mnoditled excepl willh the cormsent of the
Cormmltes.

We certify the inforinalion and dara 1o tiis application as accurate to the best of our knowledge
and belief by our representative’s stgnature below:

8. Authorized Contact Person [actzrh o Sontect Parson Comaction Fom: Fegfareat ram the Leifer of [ntent)

Nemue ol Caolact Fersre : Titl=
Richard D. Wettsrs ' Artorniey
Tl sl Furr Fux Ko ol iddrtss
_ 314-621-293 a3 -6844 rdwattersi@iazhlybaer. com

i
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: ~,rf ~ Cenificate of Need Program

i REPRESENTATIVE REGISTRATION

fd registration form must be completed for each project represeted)

Profect Name Il

Cryrial Oaks 33 EWF Bed Addition 4426 NS

(Please bype or pont legibiy}

iz of Repressntatve | Tzl
Richiad D). Watterz b Adtorney

1%em fCammneadan £ ARseslaclen oF Repragenitative [way e Hffarae fram balman, rag 1319 e, eonsuaieanr, a7har Texpnoma Humbas
Lashly & Beer, PO c 31A-021-283%

addeeas [Streecs Ly S Skate 2 Do)

T14 Laocust
St. Louis, 30 631061

Who's inlerests are being tepresenled?
i more than one, submit o scparat: Reproscmathe Eogisgation Form for cach.)

veuna of Ieliwldual Mdpe ey ACuc povetion S Organdsaton Seing Bepresenczed : Telepbenia Number
Crysral Oaks Long Temm Care #36-933 1818

FYE— f5l.'ru:l Ay Gtated Yip Cod=)
1500 Cassracy Unonsh 12oad

Fastusz, MO £3(028
Check one. Do you: Eelationship to Profecr:
._Z' Support |_| Nane
— .| Employee
[| oppose u Legal Counsel
:l Neutral El Consulitant

"] Lobbyist
|

Other information: Orher {explain):

T attest that o the |JF"'C”. alb ey beliel and knowledge the lestirmony and inlormation presented by me
is trathful, represents factual informalion, and is in compllance with §197.526.1 EEMo which says:
Any persan who s pald either &5 part of his normed emplaymoent or 25 a leboyist to support or oppose
any project before ithe healtl: facilities review comaites shall register as a lobbyvist pursuant to
chapter [0 RSMe, and shall also register with the staff of the hoalth facififins roviow eomrnitles [
every project in which such person has an fmterest and Indicate whether such person supporis er
apposes the named prgject, The registration shall also inchide the names and addresses of any
person, firm, corperadon or assedfation that the porson registering represents in relation to the
named prafect. Any person vialatlog the provisians of this subsection shall be subject to the

penalties speciﬂrﬁd in 5105475, R5Me.

PSS EC0- 1028 (1 I-’J‘1

ksl V) Yafor
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;« i Certificate of Need Frogram

= . REPRESENTATIVE REGISTRATION

(A registradion oo vuest e completed for sach pmfecr represered)

Prigent Saam:

Crystal Oale 32 SNF Sed Addition

Rntae-

4426 NS

Mlease fype ar print legibhy]

Mz af Teprreaanin i dve

Margarel Seavorin

Fﬁmfﬂur;nraﬁu:v'.'\s:nl:iaEnn ol Boorosonilative I:::l'.a:.r be dijTerert (ruzn belew, B.E.

Laskly & Bacr, [0,

stw [itua, voew ol ant, st

Taapiwne bokear

374-621-2959

Address (Sorect Cioy Smatcs Tl Codz)

T4 Locust
&t Lomis, RO 637400

Whao's Interests are helng represented?

(If more than ane, submit a separate Representative Regisiration Form for each.}

Hamr of Indhicual/dgooey /Corporz o f rganfzal 'on bong Boprescnim)
Crysts] Calkes Long Term Clave '

Treleplion= Huwosr

636-923-1818

Addvess (Street /Gty Soabar Zip Code)
1500 Calbvsty Choreh Boad

Fooma, MO 63028

Checls one. o youw: Relatiomship to Project:

E' Suppori |:| Naone

| _ D Entployec

I.—-l Uppese Legal Coursel
u MNeutral

Lobbyist
Other (explafn):

]
D Consultant
L]
(1]

Other informaton:

1 attest that oo the best aof my hellef and knowledge the testimony anel indoonation presented iy me
is rruthful, represents factual information, and is i compliance with §187.326.1 EEMo which says:
Any person wio is paid efthar as part of his normal emplovinent or as a lobhyvist to support or oppose
any project befure e health facilities review couurdtes shall recister as a lobbylst pursuant io
ehapter 1005 H5Mo, and shell also register with e staff of the health faclitios rovinw commiftes foe
every prafect in widch sirch porsen has an interest and indicare whether such person suppors or
gpposes re nerned project. The regi=tration shall also inchide the names and addresses of any
persna, fivm, torparation or assocation that the persot registorng represents in rolation to the
aamed project. Any person viclating the provisions of this subscetion shall be subject to the

pmﬁkics spcciﬂcﬁ in 8105, 4?8 REMo.

mgmiim M k\ o | 1500 ap

WM AFMLIASS (117,
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“..’;.-’“ Certificate of Need Program
===, PROPOSED PROJECT BUDGET

T e 5 )

Description - Dollars
COSsTs:*
1. New Comstructon Costs ¥** £4,117,512
2. Eenovation Coxlw *** oo 00000
3. Subioial Consiruction Costs (41 plus #2} 54,617,912
4. Architectural/Engineering Feas _ ExsE0
5. Other Equipment (not in construction coniract) 650,000
g, Major Medical Eguipmant 0
7. Land Acquisition Coses = 0
8, Consultants' Fees/Lagza) Fees ¥ 388,500
9. Interest During Construction (net of interest earned) == 340
10. Oitier Cusls “*** 160,000
11. Suhiotal Noo-Construction Costs fsum of #4 through #10) 51,725,940
12. Taotal Project Development Costs (#3 plus #11) 56,343,852 1
FINANCING:
18. Unrestricted Funds. B 30
14, Eonds fl
15. Loans 2,343,052
18. Other Methods (spectfy) U
1%, Total Project Financing {sum of #13 through # L6} $6,343,852
18. Neow Construction Total Square Footage 31,100
18. New Consiruction Costs Per Square Foot s+ 152
20. Eenovated Space Total Sguare Foolage 7,081
21. Renovaied Space Costy Per Sguare Fogl #35 b3

frdduding all methods 2nd assumptiens vsed.
*+ These amounts should be the same.

* Attach additoral pagefs) to presido deizils of fiow each Yee ltem was determined,

bes Capitalizalde ftems b6 be cacagnized as caphial expeodivres =fter project compledion,

sue frofude B9 Other Coaly the Sllowing, other costs of Snancing: the valua of existing lands, buildinge and
equEpment not previousty used for health care services, such at o renaovared bouse converted reslduntial
rare, detarmined by ariginal cost, feir markct value, or sppraised valus; or the Bzir market value af any
Meamcd muipment or buflfiog, or the cost of beds to be purchased,

et Divide mew crnelructien costs by foral Dew construction square fbolsge.
#xwret Dhidn rencvation costs Oy toral renovation square footage.

L LR ECER I B
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Propased Project Budget Detail Sheet

1. Mow Construction Cosls. $4,117,912 represents the total new construciion eosts of the 31,300
sguare foot addition dedicated to short-ferm rehabilitation cars.

2. Renovation Ceats. $500,000 represents the costs to renovate the existing huilding, melding
renovation of Lwo nursing stations and the dining room serving arca; lleoring wpgrades; and a

SUN-TCOIN.

4, Architecural/Engineering Fees. 8283800 represents all architectural, mechanical, electrical,
plumhing, and civil engincering fess.

5. Other Equipment. 650,000 will be used Lo purchase tirniture, fixturcs and equipment.

7. Land Acquisition Costs. 'I'here are ne land é.cquisiﬂon gouls mssociated with this projoct. The
land lease paynicnts are included in the service-specific revenues and cxpenses

%, Consullan's FeesT.egal Fees: $388,500 includes legal fees paid for confractuul review and
development, owner representative construction manageoent, and fnancial consultant fees.

10, Other Costs. 5160,000 represenls Anancing [ees.
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DIVIDER TT: Proposal Description
Provide a complete detailed projeet deseription,

The Crystal Oaks skilled nursing and assisted iiving facililies were established i 1995 by
Jefferson Regional Medical Center (“TRMC™). Since 2007, Crystal Caks has heen
opetating as gn independent not-for-profit sister competation of TMRC, comprising 99
skilled rursing beds and 60 assisted living beds. In 2007, Applicant dedicarcd one of iy
skilled nursing wings (18 heds) to shert tenn rehabilitation care. Since that <ime, this
shorl lerm rehabilitation unit has remained full, forcing Applicant to fmm away
individnals sseking rehabilitation care. Many ol these patients come from the Medical
Cenler.

To address this shortage of rehabilitation beds, applicant proposcs to add 32 skilled
nursing beds, dedicated to short term rehabilitation care, to its existing skilled nursing
facility. Applicant will also build a stete-of-the-art rehabilitation arca osterng Physical
Tharapy, Oooupetional Thcrapy, and Speech Therapy, which will be used by the 32 bed
addition, as well as the existing facilities. These therapies are nceessary for patisors
recovering from arthopedic surgery, cardias procedures, other surgeries or serious illness.
The new rehabilitation unit will also provide scrvices such as pain management and
wound therapy. When these “short tenm™ services are provided in a dedicated unit, as
Applicant is proposing, rather than in a typleal norsing home environment with lony lenn
care residents, it speeds the rocovery process and is less traumatic o the patient. The 32
additional beds will be in private rooms equipped with individual private showers.

This expansion will also allow Applicant to ¢xpand its Alzheimor’s support wit by
converting the 18 beds in its existing rehabiitation nmit into 18 Alzheimer’s suppert beds.
As mentioned in ihe numerous attached letters of supporl, Applicant™s current 20 bed
Alzheimer’s supporl unit is elso consislently full, forcing communify residents to be
placed on a waiting list for an open bed. Alzbsimer’s support is a growing need in
Anplicant’s sarvice area. Currently, lbere are very few beds in Jefferson County
specifically dedicated 1o Alzheimer’s care. Alzhsimer's care at Crystal (Jaks mcludes
specially (rminel sall, and a dedicated wnif director with specialized traihing In
Algheimer's cure. The Alcheimer’s suppetrt unit offers a secured cnvironment with a
complets wander guard system, plus specialized care and acliviies spueciiically designed
for Alzheimer’s care.

I'his 32 bed expansion will allew Crystal Qaks fo provide needed speclalized
rehabilitation and Alzheimet’s sendoss to the Jefterson Cowtty community.

Provide a legible city or county map showing the exact location of the proposedt
facility.

Please see attached maps.

Provide a site plan for the proposed project.
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10.

Please see attached Addilions and Allcralions Schematic Design Progress Set, provided
hy Lawrtence Group, which includes a site plan on pags 2.

Provide preliminary schematie drawings for the proposed project.

Ilease see aillached Additions and Alterations Schemalic Design Progress Set, provided
by Lawrence Group.

Provide evidence that architectural plans have been snbmitted to the DHSS.

Pleasc soc attached letter from Tracy Cleeton to Lawrenoe Group Architects, indicating
that preliminary plans for the project were recerved by DEISS on September 14, 2005,

Provide the proposed gross square footage.

The total gross square footage is 38,791 (31,100 square feet of new constuction and
7691 square fzet of renovation).

Document owmership of the project site, or provide an option in purchuse.
Please see atinched Ground Lease.
Tiefine the commanity to be served.

{rystal Oaks serves the Jofferson County area. The majority of Applicant's referrals
corne from the Crysiul Cily/Festos arsa in JTefferson County (zip codes 63028 and 63019},
The remaining referrals come from surrounding commmunities in Jefferson County, and
fromm Stz Genevieve, S0 Francis, and 5t Lonis Counties.

Provide 2IM 3 population projeciions for the 15mile radius service area.

The total over-65 populaiion projections for 2013, within the 15-milc radins, are attached.
This data wag provided by the Missouri Rureau of Heulth Informaries. The tofal over-63
population within the 13-mile radivs is: 20,227, As of the dule Uns application is filed,
these projecticns have not yet been confirmed by the Commiittee.

Tdentify speeific community prohlems or nnmet needs the propoesal would address.

Cryetal Oaks currently operates an 18 bed shorl lerm rehabilitation wing within tts 99-bed
skilled nursing [acility, Since this wing was originally dedicated to short term
rehubililation service in 2007, Applicant has mainiained a censns on that wing of 95%.
Cryvslal Ouks alse vperales a 20 bed Alzheimer's support wing at its skilled nursig
facility. Since JTanmatry 2008, the occupancy rate on that Alzheimer’s unit has besn 100%,
and there are & people on a waiting list for Alzheimer’s care.
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11.

12.

13.

14,

Thz cxpansion of shorl-lenn rehwbiliiation care and Alzheimer’s care at Crystal Oalcs will
allow Applicant to meet the demand for those specialized services in il8 service arca.

Provide historical utilization for each of the past three years and utilization
projections throngh the first three vears of operation of the new LTC beds.

Historical T tilization

FY 2007 FY2008 FY 2009
32,764 32,484 - 34,406
Projected Utilization
FY 20110 T FY2011 FY2012 FY2013
14,675 44,595 45,260 | 45,990

Provide the methods and assumptions used to project uiilization.

When projeeting wrilization for the fivsl three years of operation, Applicant commdered the
historicel census and current census trends, as well as anticipated commumty nceds for
Alzhcimer's care and shor-term rehubilitation care.

Document that consumer needs and preferences have been ineluded in this project
and describe how consumers had an opportunity to provide input.

In April of 2008, Applicanl bewun asking patients. during exit interviews, for inut on the
expangion plans and what changzs patients would like to see. Patients suggested the
following improvements:

Morc spacious rooms

Individual showers

Morc rehabilitation space

{Closer rehahilitation area to the unit
Larger common area

- = F B ¥

All of these supgestions were incorporaled inlo the design [or this project.

A notice of this projeet was also published m the Subucban Joumal, Jefferson County
Edilivn, on September 23, 2009 (Affidavit of Publication attached).

Provide copies of any petitions, letters of support or opposition reccived.

Leiters of support are attached. Additienal letters will be forwarded to the Committe &s
they arc recaivec.
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' Mlmn Departiment of Health and Senfor Services
Binx 570, oltarson Clly, MO 651020570 Fhanec STRTE 6400 BN SA-PE1-80MD

Emvwaaaunl for Hesnira ard Bpesh (tibalad 1-060-208-fm60  WINCE 1 800 735 a6
Uarqaret T- Domudly oJearen b WL {bary) Mikon
Cihmchet SmET

September 18, 2009

Tianicl A, Bogendhel

Lawrtence Group Architects
319 North 4% Smeet, Svits 1000
5t, Lonis, MO 63102

RE:. Proposed 32-hed Additon
Crystal Daka
Caystal Ciry, MO
NH-2282

Dear Mr. Rosenthai:
Preliminary plans. for fhis proposed addition was reviewed in this office on September 13, 2009,
The following recemmendations should be considexed as the final plans are developed:

1. Verify fhat any parailel wing withia 30 feet of the other has addifional sprinkler coverage over
any window in those areas,

2. To silow a Type V (111} construstion, vetify that basorment sxposmre is nited 10 Jess than 50%

: of the cireumfersnoe of the stractare.

3. AnempumfanQCSREU-SﬁﬂiE(ﬁ?} nﬂihmn&mqaﬁqiﬂhaﬁwnmofﬂmfamhtywamm
climinats the central bathing facility's, for each sex, in the new nursing it .

4. Before construgtion is started, a final architectmral set of drawings must be appraved. This will
inchude m@chamonl phaenbing, electrical, and 1k safely documents.

If you have anyqucsmms on Bwse mqm.rammm fack frea to wnmntmﬂatﬁ??;ﬁz& 8313,
Sm::emlv

g

Lifiz Safety Code Consoltant
Engineering Consultation Ttk

CC: Mary Collier, Region 7; James Amold, Administator, Crystal Oake, P.O. Box 684, Crystal City,
MO 45108 ’

s glbecg Rggon

Henling PEErouHsmrfur fite,
The hllassiet Depermett of Heskh and Senlar Senisee wil ba the ladar ¥ promotng, protacting and parinedisg for baslth.

AN ECLAN SPFOETENTY L AFFIRMATVE ACTHGN EMPLOYER: Sentes p ovided o @ nemdiacriminstory kegks,
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GROUND LEASE

TIE GROUND LEASE (this “Zease™ is madc and enicred ints as of September 30, 2008, by
and betweer IMH DIVERSIFIED HEALTHE CARE, & Missouri nonprofit sarporatier: (“Eandlerd”),
and CRYSTAL OAKS LONG TERM CARE, a Missonrd nooprodt corporation (“Tenans™), with
seference to the foliowing fagts:

A, Landlard is the gwner of settain real property jozazed in Jsferson County, Missouri as
‘egzally described in Exiibit A anasied herete (the “Zandlord Property™),

B. Lardiprd desires to enter into a ground |ease with rospect 1o the portion of the Landlord
Propetty legally described in Exhibit B anached herswo (the “Site") and the improvements thereon,
including roads, sewers, wilities and instalbments (the “Site Tuprovements™ and, together with the Site,

the “Leased Premises'}.

. Pursuant 10 that certzin Assst Purchase Amreement {the “Parcliave Agrecment™), md
subject 1o this Leese, Landlord has agreed to seli and Tenant has agreed 1o purchase, (1) the Tenanr-
Oemed Improvements (defined hereir); and, (2) the opersting assets, imcluding all fumitrs and
equipmiznt, used in the operation: of a G0-bed acsisted [iving facility and o 93-bed skilled nursing facility
known as “Crystal Oaks™ in o transaction whose closing shall cecur concurrently with the effective dats
of thiz Leage. -

NOW, THEREFORE, the partes, for gond and valuable consideration, the receipt of which is
berely acknowledged, and for the purposes above set forth, hereby apree as inilows:

ARTICLE 1
DEFINITIONS

Far pusposes of this Lease, the following terrs shali have the following meanings:
“Adffoining Propery” the partion of the Tandlord Propersy excluding the Sila.

“Baukruprey Termination Option” means Tenant’s right to freat this Leaser a3 termitnted under
11 1.8.C. §365(hDIANT, o any comparable provision of izw. . :

“Buildimg Lease” means that certnin Building Lease, of even date herowith, between Landlord
and ‘Tenant, a5 amendad, madified, renewed or restated from time to time.

“Cammencemant Date™ has the meaning given in $eetion 2.3 below,
- “Commencemont Date of the Ranewal Ternr” hes the meaning given in Scotion 2.3 below,

“¥ae Espe” meaus Landlord’s fee interest v the Leased Promises, meinding Landlord's
reversionary tntersst, all subjeot o thiz Lease.

“Fea Martgage” mesns sy deed of lst, mortzage, caliaterzl assignment or other similar lien
(ench as smerded modified, renewed or restated from tee to ne) engumbering Landlerd’s Fee Hetate.

“ Fes Mortpigee” means 2 bolder ol 2 Fee Morigage, and Itz suczessers and assigns.

iy [l R B
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“Fareciosure Event” means any {a) foreclosure sale (or truste=’s sale, deed in Jleu of ‘ovsclosure,
zale under 11 ULS.C. §363, or stmilar iramsfor) affecting the Leascheld Estate, or (b} Leaseheld
Martgapes's oxeraize of any other right ar remedy under u Leasshobd Martgans (or applicable Jav) thar
divests Tenaml of its Leasehold Estate,

“Goperamental Authoritiecs™ weens &ll federal, siate and munisipa. governmonts, courts,
departments, commissions, boards and cfficers heving jurisdiction over the Leased Premisss, lLendlord ar

Temznt.

“Governpental Reguirerent(s)” mzans all present and future laws, ordinances, orders, rules,
regulations and requirements of any Govemmental Authority Laving jurisdistion ever the Loased
Premises ar the use o it or this Leass and all building pennits and other lizenses and asprovals required
by the appropoiate Governmenta! Aunthocitics in conpestion with the Lease.

“Flazardors Muterialy™ shall include but not bo lmited te substanses defined as “hazardons
substances,” “hazardous materials” or “foxic substamues™ by state, local or federa] envitonmental laws,
including but not limited to, in the Comprelensive Environmental Respense, Compensation anc Liability
Act of 1980, as emended, 42 U.S.C, Sectipn 9601, ef seg.; the Hazardons Materials Transportusion Aot,
£ 1J.5.C. Section 1801 et seq.; the Resource Conservalion and Recovery Ast, 42 ULE.C. Section 6801
seq.; and In the reguiations adopred apd publications prommutgated from time to ime pursean! to said lnws.

“Fosplial mesns The feferson Memarizl Hospital Assoctation, 2 Missourl pro forme decres
aonprofit corporation.

“frnprovements” shell mean, collestively, any Site lmpravements and Tenant-Chwned
Impravaments. : ’ :

“tapdiord” meaxs PAE Diversified Leslth Care, a Missour nonprofit corporation, and irs
suecessors and assiers, as Landlord under this Lease. Eendlord is the owner of fee simple of bz Leased
Premizes.

“Ligndivrd Propersy’ means (he real propaity legally deseribed on Exm‘f;ﬂ'A atmched hereto

“f eaze” mennd s Ground Lease, of even date herswith, benween Landlord apl Tenunt, as
amended, modified, renewed or restated from time to tme.

“Lease Fmpairment' means Tenant's (2} cancel’ation, medification, stmender, or fermimatian of
this Lease, including upon & Loss; (i) detsninazion thet a Totel Loss has oosurred; (c) exercise of any
Bankruptry Termination Optior; (d) subordination of this Lease or the Leasehold Estate to any other
sgtate of interes: in the Leassd Pramisss; or () waiver of any material term{s) of this Lease.

“{eqse Terminatian Notice™ means a notice stating that this Lease has terminated, and deseribing
in reasonable detail any uncursd Tenant Defav. s

o F assed Fee Viloe” means the fuic mesket value gf the Fec Estate a1 the Leased Premises,
counsidured s if sulmproved and subject to this Lease.

s F paved Premiises” hoz the meaning given in ts Trecitals ebhovs,

faEALLLE A B
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“Leaiahold Morfgage™ means any deed of frust, morigage, collaters! asstgnment or other 5|m1]m‘
I\/"‘\I lien (sach as ameaded, modified, renewed or restaled from time to time) encumberiag any or all o s
A Lease, the Loasehald Lsfﬂte and Tenant’s Precinptive Richt,
“Lesehoid Morfgagee” menrs a bolder of a Leasehold Morgaae (and its successors and
assigns), provided Landlord has received notise of its nzme end address, and a copy of its Leasehold
Morigage as recarded in the Recorder's Office,
“Loss” menns & casvelty or Taking affeeting the Leased Premises.

“Logs Proceedy™ means amy insurance procesds or condemration award paid of payable in
sonnestion with any Loss.

“Mew Lease™ means a new lease of the Lensed Premises purstwid Lo Bection 10.6 below, and
rclated cestorary documents such as 2 meniorandum of lesse.

“New Tenine® means [easehold Muortgagee or its designee or nominee, and any of their
successors and assigns.

“Offer Norfea™ Jies the meaning given tn Seation 4.3¢a) balaw.
“Option Period™ has the meaning givea ia Section 4.2 below,

“Persear” means a nanzral pargots, corperation, limited Habiliy company, purtnership, srustee or
other [egal entity capable of holding titls to real propecty. .

a ‘Pw—.d;prwed Assignee” Tias the meaning given in Seetion 9.5 below,

' “Prem;-me Righr” means any expansmn, purchase, or renswsl option, or right of first ﬁ:ﬁzsa] or
first offer, or other presmptive right this Leass gives Tenant, if any.
“Praposed Qffer™ has the meaning piven in Scction 4.7 belowr.
“Purchiase Agreemend” has the meaning given in the Recitals above.

“Recorder's Qfffce™ means the Recorder of Deeds Offics of Jefferson County, Missowd.

“Remuainting Lewved Premvises™ means any porion of the Leased Promises thar Landlord
cootipuas to e afte- a Total Loss, ¢

“Renewaf Narfes™ shail have the mmoaniog ziven in Section 2.3 below,

“Renewal Term™ shall have the teaning giver in Section 2.2 below. -
“Rend™ shell have the meaning given in Sechion 2.6 Below,

“§ifr” shall have meaning given in the Recitals above,

"Kite Fuproverrents™ shall have meaning given in the Recitaly abovo.

Y “Sablease” neans subleass ol all or part ol the Leaged Premises, as amended, modified, ranpwad
=" of restated from time to fme.

-3.

LIRS 14
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% Grebignant’ means apy tonant under any Sublease, and its successors and assigns.

A7 T,
oA “Taldng” meane any expropriation or taking on & permanert basis of all or any portion of the
' Leased Premizes, by any sovernmental agency or auchority (or oiher Person antherized ky law) io
exercisc of its stantory powers of candemnation o1 eminent domain or other similar proceedings; 2
convevanee made in good faith in lieu of any of the foregoing shal: alsa bu deemad to be a Taking.
“Tepant® means Cnstel Caks Lorg Term Care, & Missoud nonprofit corporation, and its
gngoesyars and assigns, ax Tenznt under this Leass,
“Tenant Defaul” means the ocearrence of ong or mers of the events idensified and set forth in
Article 10 below.
“renont Defunlt Notige” means Landlonl®s written notize of a Tenane SaFanlt, whish notice shall
deacrbe such Tenant Default (o reasonable detail.
“Fepaui-Choned In;pm{renmnfs’* means any buildings (neiuding building fixieres and equipment
use¢ in the operation of the buildings), suucteres, impiovenients and piher (xtures now ot herzafter
Tocated or constracted on the Lessed Premises.
“Tenant-Specific Defani inceans any Tenant Default that {a) arises from any lien ar
' encuribrance that &ftazhes solely to e Leasehold Estate (ot to.the.Fee Estate; but is junior to he
Leasehold Mortrage; or (b) Leasshold Morigagee or New Tenart cannot reasoqably cure.
“Tenunt's Notice” has the meaning given in Section 4.2 below.
m “Ferrn” has the meaning given in Section 2.3 beow.
“Tarmination Option Lass” means a Loss that occurs during the last rwelve {12) months of the
‘{arm of this Lease or would cost more than $100,000.00 (heyond available Loss Procesds) {o restors.
“Toral Loss” tieans any of the following, as detertnined by Tenant in its reasonable discretion,
with Leasehold Morfgagess prior written consent
{2} Any cesualty after which, because of chunges m law, Tenant caniot lagally
restore the Lo provements to their previoos size for use [or ils previous purpose; :
(1) A, Taking that aftects all or substagtia’ly all the Leased Premises; or
() - Pariel Taking after which Tenant sanuat reesonably rostore the Remaining
Lensed Premises for use for its previous purpose.
' ARTICLE 2
LEASE OF LEASED PREMISES; TERM; RENT
21  Lsase o Leasgd Premises; Copsideration, Forand in consideration of the rents to br paic
and coverants to be pecformed by Tenant under this Lease, Landlard agrees to lease the Leased Premises
to Tenant, and Tenatd agress 1o [case the Leased Premises from Eandloed, on the terms and oibject to the
conditfons st [ortl in (his Lease, '
(o
A

2R e o
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2.2 Conditien-of Leased Brapises, The Leased Pramizes ave [cased to Tanai? I an “As-Is,
‘Whers-Js" vondition, withont any represemations or wearranties from Landlard esnserning the condition
of the Leased Premises or its suitability for any of the uses contemplazad or pennitied uader this Tease.

2.3 Term ol Legse. The (srm o) this Lease shall oe Jor 2 period commencing on Octoser T,
2008 (he “Conunencement D™y, and contimiing for fory (40 years ereafisr (the “Tern™). I no
Tenant Default has acevrred und is pcovrring ag of the time of the giving of the Renewal Notice (dzfined
herein) and the Commencemeant [ate of the Renswal Tenn [Cefined herein), Tenzat shall have the rizht 1o
exeend the Terrn for w0 (27 additicnal Terme of ten (10) years {each such additional term, a “Renewal
Term™), conunencing on the day following the expiration of the Term or the Renewal Term (each, a
“Conumencenens Date of the Renewal Term™). Tenunt shalt give Landloed written notice (the “Rarcwal
Noifea™) of jeg election to exiend the Term at least - 8C cays prior to the scheduled exoiration of the Torm.
[T Tenant exercizes fis fghts 1o extznd the Terw for 2 Renewal Term pursaant o this Section, the krm
“Term™ shall be eonstrued to include, wien practicable, each Renewal Tzimu.

2.4 Mo Defunll, The notice of exercise of each such extenzion optien shall not be offective
uirless given strictly within the time period set forth above, and unless on the date such aotics is ziven and
on the commensement dale of each such c:xtcndcd term there i ac Tenant Default {as horein defined)

than existing on the part of Tenant

2.5 Delivery of Passsssion.  Passcssicn of the Leased Premises and any Imprme:mr:nts
thereon shall be deifvered by Laudlord to Tepant wpon the Commigncement Date.

2.6 Rent. From and afier the Commencement Date. throogh and including the tast day of the
Term of this Lease, Tenant agrees to pay to Landlord renl (*Resr"). For the period beginning an
Commencemnent Pate and ending on the thinl annivesary theeenf, the Reat pavabls by Tenant shall be in
the emount of One Hundred Thirty-Eicht Thousend and 00/100 Dollars (3138,000.00) per year. Oa each
anniversary of the Commencernent Date therealler, the Raot pzyabls by Terant sha!l bo incraased by one
percent (1%). The Repishall be paid by Tenant to Landlerd in equal monthly installments, o tha first
day of saci month duricg the Term. Al Rent required under this Leass shell be paid by Tonant to
Landbord at its address as showa in Section 12,7 below, or any cther place or places thar Lardlord may

" designate by willen notics to Tenzat.

27 Tepant-Dwoad Tmprovements.  Tenent shall cwn fee Gile to ell Tenant-Crwned
Improvements and persomal property from time to time incated on the Leased Prerises during the Tem.

ARTICLE 3
REPRESENTATIONE AND WARRANTIES

31 Reprecentationg of Landlord.  Landlord represents and warrants 35 fhllvws:

(a) Landlord Las fee simple title to the Lessed Promises fres of any licns or
encumbrances ather than those refizoted in the title commioment and other tide dociunents,

{0} Landlord hzs the power and suthority to enter into this Lease, and o lzase the
Leased Premises to Tenaot on the tenns set forth in thiz Lease, and thzt she evecutinn ang
dativery hereof and the perforrieace by Landlord of its obligations hareunder will nat violate or
congiitut: 2o event of default under the torms of provisions of any egresment, doclumen? ar
instrument © which Landlard is a party or by which it = bound.

TSR0 1
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{c} All uecessary netions and proceedings reauirad 1o be taken by or on behall of
Landlord 10 artharize it to muke, deliver and perform the tesrms of this Lease have been or will be
duly and properiy aken pricr 19 ihe Commencement Date, and that rhis Lease is a valid and
binding obiigation of Landlore,

3.2 Eepregegitions af Tensnt,  Tenayt resresents and warrunte as Follows:
(u) Terant has the power and authonty to emer into this Lease, and to loase the

Leused Premises from Landiard on the rerns set forth in thie Lease, and that the cxscution and
celrvery lizreof and the pe-formance by Terant of its obligations hereunder will not vislate or
vonstitg an even! of defaclt ondar the terns of provisions of ary agreement, dozument or
bstrument ‘0 which Tenant is a party ar by which ii is bound.

{b] All nevissary actions and proceedings regquid to ke taken by or an behald of
Tenant to awtharize it to wake, doliver and perform the terms of this Lease have been or will be

duly and property taken prior to the Commencement Tats, and that this Lesse 5 a valid and
binding ot ligation of Tenant,

- ARTICLE 4
RIGHT CF FIRST REFUSAL; OPTION TO PURCHASE

4.1 Right of First Refycal. If no Tenant Defaul: hins occurred and is continuing, in the event -

Landlord or Landord’s successer tn interest intends to accept & bona fide offer for the safe of any -portion
of the Landlord Property (the “Proposed Offer™, Landlord shall first affer to Tenant the rightin purchese
the Landlord Preperty upon &l 1erms and eonditions of the Propozed Offer,

4.2 DOplionto Puchyge. For the period beginning on the later of the Commeansement Dats or
the date on whish the closimg of the transactions sontempleted by the Purchase ApBreement ocours,
“hrough and inclucing the fourth awniversay thereef (the “Option Pariod™), if no Tenant Defanit has
occurred and iz eantinuing, Tenamt shall have the right to purchase the Landlord Property at the fzir
market velue of the Landlond Property (the “Falr Markef Fafue®). The Fair Market Valug shall be
determined by an appraiser mutnally agreed to by Landlord and Tesant. In the event Landlord and
Tenant cannot agree on e selection of an appraiser, Landlard shall select one (1) ap praissr, Tenant sl:all
selzct ooe (1) appraiser and {ho rvo (2} appraisers saall seleet = third {3™) appraiser. Each appralser shall
conduct an appraisa’ of the Landiord Property and the Fair Market Vatue shall be deemed 1o he an
average of the thiee appraisals. The desision(s) of such appraiserfs) shall ke conclusive on all partizs,
The fees and costs of suck appraisens) shall be paid fifty percent (30%4) by Landlord and fifty perzent
{50%} by Tenens, prorvided tha! the sale of the Landlord Property is consarimared. Lo the event the sale
of the Landlord Property is rot consummated, Tenant shall be responsibe for pavment of all foer and
costs of such apprajsen(s).

43 Notice.

(2} Rightof First Refusal, Notice of o Propossd Offer shall be macde ta Terent in a
written notice {the "Gffer Norfve™), which Offer Notive chall des cnate the potion of the
Lendlord Property to be sold and shal; specify the terme for such Propread Offer, including the
name and address of the proposed purchaser. Terant may accept the Offar Notice by celivering
10 Landlord mn unzonditional asceptance (the * Tanant's Noties™) of such offer within nincty (83)
days after recsipt of the Offer Notice. Time shall be of the essence with respect fo the giving of
the Tenan:'s Notice. IF Tengut does not accept (ar frils to timey accopt) an ofer made by
Landtord pursvant to the provisions of Secticns ©.] and this Seetfen 4.3(2) with respect to the

.
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Lendion! Property designared in the OfFer Noties, Laudlord shail be under no further obligation”
with reepecet to such portion of the Landlord Propeity by reason of Section 4.1 onless Land)ord
does net elose on the zale of such Landlord Froperty in accardance with the Proposed Offer. In
order 1o send the Offer Notice, Landlord does not need to heve negetiated a complete purchase
contract with Lhe propesed purchaser, bul may meroly have egreed upen the material economic
erms for the proposed sale, ard Tenant must make its decision with respect to the Proposed Offer
as long as it hes reseived a description of such material economic tecms.

4] Opton te Purchase. Tenamt shall provide se'tien octice to Landlord of its
mlention to exercige the cption. Tenant shall have ninety (90} days after the determivation of the
rair Market Valye 1o close on the zale of the Landlerd Property. ‘Fine shal] be of the essence
with mespect to exercising sucl option. If Tenant does not closs on the porshase of the Landlerd
Property within arinety (90} days of the detenninztion of the Fair Market Walue, Tenant's option
to purchase the Landlord Property at the detarmined Fair Market Value shall be dzemed to have
expired IF afier such expiration, Tenant wishes 1o exarcise s optior: at a lzter time during the
Optior: Period, Tenant shall be required te follow the procedures set farth i Section 4.2 and this

Section 4.3(h}.

4.4 Spegial Werrenty Desd. The Landlord Property, or any portion thereof, to bs conveyed
to Tenaut pursuant to the terms of this Article 4, shall be conveved by special warranty deed subiect only
to reneral real estate laxes for the year of the closing and zoaing ordinances, restrictions, epsaments and
ether matters of record aporoved by and acceptaids to Tenant, . .

ARTICILE 3
USE; MATNTENANCE; AL TERATIONS

31 Pemnited Use. Subjoct to the restrictions sortained in this Sectipn 5.1, Tenant may use
the Leasad Premises tor any Tawful purpose, includizg, but not limftsd to, medical services and haspita!
and related uses. Tenant bereby acknowledyes 1hat Landierd financed the acquisition and development of
the Leased Prermises with procesds from a tag-esempt bond [ssus (the “Basds™). While Tenant is not
essurming ary iability with respect to repayment of the Bonds ar any oovenants with respect thereto,
Tenant, a3 & nonprofit corperation, intends to use and operare the T.eased Premises in 4 manner to avoid a
deerned change of use of the Leased Pramises for the purposes of the Bonds. To that tod, from the
Commencement Daie unill Aogust 15, 2028 (the “Compliance Perind}, except as otherwiss specifically

~ agread to in wiiting by Landlord, Tenant will;

(&) Mainrain its status =5 3 @x-exempt organization wnder Sectfor 501X of the
Internal Revenue Code of 1586, a5 amended;

(&} Provide to Landiord written votice, which shell include the terms thereef, of any
management andfor services contraet to be performed by & for-profit entity on the Leascd
Prgrnises: and

() Carply with the operaling guidelin=s set forth in Reverue Procedure 97-13,
including any revisions or amendments thereto, with respect to management andior sorvice
eontracts,

5.2 Compliance with Laws  Tenant shall comply in all matedal respects with &l
Governmenta: Requirements with recpect to the Leased Premises.

TAY| DA & )
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53 Maintenance by Temant, At all times during the Term of this Lease, ‘J'enant sha!l, at its
owh coat aud expense, kotp and maintain the Leased Premises in gocd order and vepali, reasonable wear
ane tear excepted, and in 2 safe and clean condition. Landlerd shall have no respansibility for any
maintenance or reyaic ubligation with respect to the Leased Fremises, it baing speciFeally apreed that al]
responsibility for the same rests with Tenant (repardless of whether gsuch repair is structural or non-
structural, erdinary or extrasrdinary, forsseen or unforesesr, end furthermors rerardless afwhether ar not
the need for such ainloiance or repaits oceus as a resulf of Tenant®s Use, ANy DriDr Ua, the elemarls ar
the age of the Leased Promises, casualty Joss, or any nther eavse whatever). Terant waives any ciafm or
action against Landlord in respect of the concition of *he Leasad Premises.

5.4 Alerations. Tenant shall rot make any malerial alterstions to the Lessai Promises
without the consent of Landlord, whese consert shall not be nreasonably withh=ld, All eonstructipn,
2lteraticn or repair work undertaken by Tenant shall be acooriptished i an expeditious and diligent
fashion. Tenant shall take all reasonably NzCessary Imeasurss o minimize any damage, disruption or
mcanvenienes caused by sucl work, apd o make adequate provision Tor the safety and convenienze o alf
Persons affected thereby, All alterations and improvements mace to the Leased Premises ahall e
construeted in compliance with all applicable local, stae and faderal lews and refrulations. Tenant shall
have the sols responsibility for obtaining all necessary pestits and shall make application for such
permits diectly i the Purson kaving jueisdiction over sueh work.

5.3 Mechanic’s Liens. Tenart shal] keep the Leased Premises and the Temant-Ownzd
Improvements free and clear of ali meclmmics Fens and ather Hens on account of wark dong for Tenant
or Peraon climing uader Tenant. Tenant acress to and shall mdemnily and save Landlard hammiess
against [iability, loss, danages, costs, attomeys’ fees, and all other expenses on asconnt of slaims of len
of Taborers or materialmen or athses for work performed or materials or su pptizs furnished to Terant or
Fersong claiming under Tenant. I the event anv lien is recorded and not released veithin stety (600 days
af recording, Tenant shall, wpon demand, fumish = bond (o other securily reasonably rcceptable to
Landiorg), which boads over the lien or rasulis In the remeval of such Hen fiom the Leased Prermises
andsor the Tenzit-Ovned fmprovemests. Should anv cfaim of Uen be filed against the Leasad Promises
or the Tenari-Crwvned Improverients or any setion atfecsing the title to such preperty be commenced, the

parly receiving notice of stich lien or actior shali promptly give the other party written potice af such

elaim or action,

5.6  Access o Adieining Property, Tenant hereby acknowiedges that, at al} tiores during the
Tetm, Landlerd has retninsd the right of ingress, egress and acecss over the existing roadways on ‘e
Leased Premiser to and from the Adjoining Property, Notwithstanding Landlord’s secess 19 the
Adjoining Propsrty, Landlord shall not bs responsible for the maintanance of auy roadways unless amd
entil Landiord develops the Adjsining Property.

5.7 Devslopment of Adjoinipg Propertv. Landiord herehy agress that no portion of the
Adjoining Proverty shall be developed for the period beginning on e Commensement Dzte thirongh and
meluding the fourth snniversary therecf, provided that Tenant shall deliver to Landlox snbstantially
compieied plans for development of “he Adjeining Properly by Tenent prior to the second araiversary of
the Commercement Dale (with such development fo begin pror to the fourth annivematy of the
Commenzzment Date}. In the eyent Tenant does nor deliver suck plans to Landiord pursuant to this
Szetion 5.7, Landiord shall te permited 1o daevelop he Adicining Property at any fime after the sccond
aonjversary of the Commencement Date. During tha Teryr, Landiord Deretry agrees that it will not
duveiop the Adjeining Property to be operated as an essisted ving or skilled oursing fecility or any
activity that directly competes with Tenaat®s primary use of Leased Premises withont Tenant’s writen
corsert. Upun tie dovelopment of the Adjoining Property, ihe parties hersto agree to shars in e

.
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maintenants &f roadways and sther Site 1mpm1f*mc'1ts nseessary 16 provide aszess to the Adjnming
Property.

ik Suhdivision of Lapdlors Freperty. Lendlord shall have the right to subdivide all or amy
porion of the Landlard Prepemy. Tenant will reasonably eoopesate with Landlord with any sueh
sitbdivision provided that sueh subdivision doss not interfere with Tenant's nme ol the Lessed Pramizes.

ARTICLE ¢
TAXES AND UTILITIES

g.] Payment of Taxes. Commencing on the Commencement Date through and ncluding the
last day of the Term of this Lezse, Tenant shall pay, withou: ahatement, deduction, or offset, all of tha
Fallowing (collcctively, *Tmeex™); roal catste twses, special ssscesments, and any other spesial taxcs or
charges of the State of Missour] or ey other lawfil taving or assessing body whicl is authorized by law
to be asscescd amaing and Jevied upon real propenty. Taxes to be peid by Tenant shall Inelude, without
limitation, 8il ad vaiorem, sales and use, sinpls business, rransaction povilegs, rent ar similar taxss, fees
{including, withaut limitation, (deensc, poenris inspection, awtherizetior and similar Tees), and all cther
govetnmental charges, in each case whether neneral or gpezisl, erdinary or extraordinery, or farczeen or
urforeseen, of cvery chamoer in respect of the Leased Premises, the Improvements or the business
conducted Eievecn by Tenast endior the Rent (Incieding all inferest and ponalties thereon due to any
failurs in paymen: by Tenent). Tenant will pzy, ar catzse 1o be paid, it Taves before eazh of the Taxes or
mmstallment-of Taxes bocomes delinguent, and before any fine, penalty, interest or cost may be addsC for
non-payment (unless a tax s comested by Tenant in good faith purswant to the regquirements of
Section 6.5 beiow). Tenant shall prosmptly, upon request, fFurnish to Landlord coples of official ressints or
aither satisfactory proaf cwdﬂnumg such paymants, -

62  Proration of First and Last Yeay Taxes. Notwithstanding the provisions of Seetion 6.1
ahove, all Taxes levied or assesscd during the tax yoars In which e Commencemzot Dat cecurs and the
Lease Term ends shali be proretzd betwzen Landiord and Trensnt as of 12:61 aum, Crystal City tGime an the
Commencement Date, and on the date the Term ends, rgspectively,

6.3 Senarte Agsessment of Lessod Premises ang Tenant-Owned [mprovements. Should the
Leased Premises be assessed and taxed with or as part of other preperty owned by Landicrd {inc[uding
But not limited o the Adjoinfng Propecty), Landlord shal! use its best ofionts 0 armange wilth the taxing
authorities 10 have the [eased Premises texzd and assessed as r separate parcel distincl from any allier
real or persona: property owned by Landlord. Should the Leased Premises be assessed and taxed with or
as 2 part of any other property owned by Landlord in any tax year, the share of tae Taxes for which
Tenant is iiakle w0 pay under Seetion 6] (or Tenant's grorated portion of such Faxes ender Mection 6.2
above, as applicable) shall be reasonabiy allceated belween the parties, Shooid the Leased Premises be
asseased and taxed with or 2s & part of the Tenant-Owmed [mprovements, Tepand shall oblain an
asgzssment of the value of the Tenanr-Owoed Impmvemarts and the shers of the Taxes for which Tenant
is Tiable to pay under Seetion 6.7 (or Tenant's provated porticn of such Taxes under Seetion ¢.2 above, a3
applicabie) shuil be reasonably allesated betwesn the parties.

6.4 Taxes Pavable jn [nsteilments, Should any of the Taxes be levied on or assessed against
the Leesed Fremnises or the Improvements taat may be either (a) paid in fu)] before a delinguency date
within the Term of this Lease of (&) pald bz 1stathments ever = pericd efther within or extending beyond
thig Lenss, Tenant shall have the option of peying the applicable Taxes in nstallments, The fac that the
exersise of the option to pay the Taxes in installimems wiil cause intersst to acerue on ihe Tawes i
immaterial and shall not interfore with the free exercise of such option by Tenaok, srovidsd (hal all s.ch
interest shall be the obligation of, and shall be paid by, Terant, Should Tenant exercise the option to pay

_g.
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any such Taxes in installments, Tenant shall be [ebje o pay onlv thase istallments attribetahle to BILY

period within the Term of this Lease. Landford shall cooporate wila Tenant and on wiitteg roquest of

Teman execute or join with Tenant jn exegUlng any insteoments requ ired fg permit any such laxes o be
paid ininstallments,

6.5 Conlest of Tax. Tenan: shail have the right 15 contest, oppose or paject ta the amotnt or
validity of any of the Toes levied on or assessed against the Leased Premives or the Imorover aats;
proviged, howaver, that (2) the comtest, opposition or objection must be filed by Tepant befare the
applicalile Taxes becomes delinquent, and (B} acequate ressrves shall exist or te established by Tenant
for the payment of such Taxes Being eontzsted. Landlord shall, on wrinter reqrest of Tenan:, fain in any
such cantest, opposition, or ehjaction, # Tenant determines that Joinder is necessary or convenisnt for the
proper prasecution of the proceedings, Temant shall ke rasponaible for und shall pay al! costs and
ESpENsss inoany contest o legal proczecing insfimited by Tepant, ncloding Landiord's erste aed
expensas, if any. In no event shall Landlerg be sulijected o any Liabitity for costs or expenses connected
[ &ny ceniest by Tenant, and Tenant agrees to indemnify, defend and hold Landlord harmiess from zny
sucli costs apd expenses.

6.6  Tax Returns and Statements, Tenant or its agefits shall have the duty of attending to,
preparing, making, and filiag any stateient, retutr, repurt or other instrument required by law in
eoanection with the deterimization, egualtzation, reduction or payment of anv Taxes [avicd on or assessed
z2gatnst the Leased Premises, the Improvements and the leaselin)d sstafe ¢rested by this Leasc.

. 1 H . .

a7 Stilities. Tenan: shail pey ar cause to be p&id, and indemnity, defznd and haid Land|ord
(ree and harmless from, ajl chergas for the furnishing of water, gas, electriciyy, telophone sarvice, cable
television service, internet serviee and other public wtilitles to the Lezsed Premises and any Improvements
during the Term of this Lease and for the removal of garbage and rubbish {including scwer and

wastewater charges) from e Leased Premiszs durin o the Tarm of this Loease.

6.8 Pavment by Landlord. Should Temw: fail fo pay within the time spacified io this Anfclo
ary Taxes or other charges reguired 1o be paid by Tenant, Landlerd may, spon thirty (30) days?® writien
notiee ta Tenant, pay, discharge or.adjust such Taxes or otier charges Tor the bencfit of Teamit, In that
event, Tenant shall) prompiby on woiiten demand of Landlord, reimbucse Landiosd for the fuil amuine
paidt by Landlord fn paying, cisclinrging or adiusting such Taxes or othe: churges, together wili interesy
therean at the then-maxious fooal vate, fron the date of parmeot by Landlord until the dats oF repay mer
by Tenact, .

' ARTICTE 7
INDEMNITY AND INSURANCE

7.1 Fire snd Fasard [nsurance.

{a) Geverpllv. Tenant shall acquire and mainmin during the Term of thiz Leage a
poliey or policies of jnsurznce insuring the Leased Premises and &y Improvements ugainst [oss
or famage from fire, lightring and other hazgrds cantained i the customany Fre and exterdad
voverape, vandalism, and malicions mischiel cndorsements, for the fufl inzurshle mplacement
vost of the Leased Premises and the Improvemems. Sueh pelivy ar policies shall be written in
Tonznt’s name and shal! irelude a provision that fie proceeds thersof shall be payable 1o the
Tonant {subject to subsectien (o) beiow),

(%) Addifions =nd Tmprgvements, 1le ] insyrable replacement cost of the Leaged
Premises and Imprevenients shall be dstermined pursuant to suasection (s} beiow, and ghall

- 10-
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include the roplatement cost value of additiors, batterments, alteraons and fmprovetnents made
in and © the Leased Pramises apq Improvements,

{2} Required Poliev Provisions. AlT such palicies of insuranze szl {to the extent
pessible) (1) contain  standard mortgage clanse endorsements in favor of aiy Lomsenqld
Mrergagess, (i coatin an endorsement 1 the ¢ffect that such polizy shall not be terminated for
notpayment of premiums without at Ieast fen L) days” prier writlen notice m Landlerd, and {ii7)
contain a clause or endorsement whereby foe insurer waives any right to ke subtogeted to any
elaim apainzt the Tenant ¢and its orficers, diiecturs, employees and agenls).

{d} Discharge of [nsurance Company, Paymeni by an inserance company bo Tenant
or 1o a corport’e rustee or agent of the proseeds of v poiicy, and the recuipt of relesse Srom
Tenant or stich corporate trustee or agent of the contpany’s Habil'ty under such policy, shall
zonstitute 2 fill discharge of such ipsuranec company, and suck com=any shal! be under po
obligation v inquire into the t=rs of amy trust or sgency agreement under which proceeds may
be held pussuent hereto, or %o take notice of any standerd mortgage clanse endorsement

inzonsistent with the provisions hereof, or see 1o the 2 pplication of any payments of he proceeds -

eleny policy by Tenant or the corporate irastes,

{e} Appraisal - The full, insuradle replacement cost of the Leased Premises and

Improvements shzll be determined purstant 80 ap>raial performed by a repitable appraisal
company 45 selested by Tenang. : -

7.2 Publiz Ligbility and Propart Darage Insurance, Temanc shzll have the autheriy and
dury to obtain, and shal acqnire and mainain during the Term of this Lease, comprehensive public
linbility insiran=e it amourts deamed sufficient insuring Tenznt and s offisers, directors, shargholdes,
members, agents and cmplovess against claims and tiabilities arising in conboation with the Leqsed
Fremises. The insurince shall cover clafms of one or mere insured pardes apaiast other Insured pariies,
Such insurance shall contnin a wajver of any righits to subrogation by the insuring company against av of
the above-named insured Persoms, if aliowed by the insurer,

N [}

73 Workmen's Compensation and Othey [psurance  Tenant shall sequire and maintzin

during the Term of this Lesse workmen’s cornpERsation insurance 25 tiay be necessay o oo ply with
apnlicale laws end such sther insurance Tenant, in it rezsonable ‘udgment, shall elect 10 pbddin.

7.4 Tenant’s Indemnity. Tenant stall indemnify, defend and hold harmless Landlord and
Landlord's direeters, officers, sharshalders (if 2y}, tnembers (if any), treneticlacios, employeey, agents,
arameys, represeptatives, sucecssors and asigns from and against any and ali [ebility, ciaims,
obligations, -ausss of actign, penalties, loss, demages, costs or expenscs resulting from Tenant's
pecupation or sz of the Leased Premises i Lhe Improvements {except for such action cansed By
Landlard’s neglizenze or willfel tnisconduzt). Tenant's liability for = breach of the provisions of this
Section arising during the Term hereof shall survive the expiration or earlier temmination of tfifs Lcase.
Tesam i3 not responsible Tor any claim arising out ol events not gunsed by Tenant subsequent
expiration of the Term ar eacky termination.of fhis Lease,

7.5 Landlgrd’s Indemnity. Landlord s3el] indemnify, defead and hold hamless Tenan 2nd
tts directors, vffieers, shareholders, members, beveficiories, cmplovess, agents, alCTey's, representatjves,
sucoessurs and assigns from eod against a)) liabilities, chligations, slaims, damagss, penaliies, canses of
axtion, sosis and sxpenses resultinig from the negligessz or willful misconduct of Lendlord. Landlord's

lianility for a brezch of the pravisions of this Seetior: arising during the Term hersof shall survive the
expiration or sarfier tesnination of this Lears,
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1.6 Loss Procceds. Less Proceeds from any lusumnce policy reqeired pursuant o this

Arliele 7 shell be paid and disbursed in accordance with the srowisions of Anisle 8 kelow.,

7.7 Nptige.  Tonznt shall notify insurcé Persons (including Lewsehold Mertgagees)
sonserning the canesllation of ingurance obtained pursuznt to the terms of this Aric.

ARTICLE B
LS5 AN U151 OF PROCEEDS

8.1 Genepglly. II"a Loss oecwors; (&) (12 o2ty that first becmmes aware of the Loss gheli
neily the othor; (hy the parties shall direct the insurance company covering the Loss to pay ali Loss
Proceeds to Leasehold 1 Mortgepes, purstant b the disbursmment procedures set farth in Section 8.3 below;
(c) Loss Proceeds shall be applied in azenrdance with Section 8.2 below until exkavsied; and {d) each
party’s rights to recelve Loss Procesds skall be subject to the rights of its mertpageels),

g2 Aptication of Loss Procseds. t.oas Procoeds dishurssd pursiert to Section 2.3 below -

shall be applied 25 folows;

(2} First, if 2 Total Loss oweurs, this Lease shail terminate end, except as otherwlse
provided, the parlies shall have no figtber clbligation 1o the other. Landlord shall recefve Loss
Praceeds equai 1o the Leased Fee Vaive measwwed as [ the T'otzl Loze had not ovcurred. 1f) after
the Totdl Loss, any Remaining Leased Premises sxist, then: (i) Lanclord may require Tenant to
use Lers Froseeds received by Tinant 1o romeve trom the Remaining Leased Promises a'l deris
resulting from the Tote! Loss, fill in any substantial excavations on the Rematning Lzased
Pre:mjses, and rotwmo the Remaining Laascd Premises to 2 fevel and vacant ccndntmn,_, {16y Tenam
shall receive and retain all Loss Proweeds specifically athibutadle to Tenant-Owned
Impravemeants and Tenant's persomal property, Lrade fixtwres and for relocation; and (i)
Landicre shall then reseive all réinaining Loss Proceeds.

(b) Second, if a Terminatior Option Loss eceurs, Tooant may {subject wo the
provisions of this Lesse on Lease Impairments) terminate this Leass by notice to'Lendlord and,
except a¢ Hhsrwise provided, *he parties shal: have no further nhlization to the other. Upon such
& termination, (i) Tenant shall receive anel retzin all Loss Procecds spociflsally attributable to
Tenant-Owned Improvements, Terait’s personul property, trade fixmres and for relosation
purpeses, ard {ii) Landlord zhail then recaive all rameining Loas Prosceds.

el Third, in the event of a Taking of the Leased Premises, sxcept a temporary
condeninntion o a Total Loss, (i} future Rent unde: this Leass shall d=crease by the product of
such - funre Rent (as it would bave been determined but Jor the cundemns{tlm} times the
percemtage of the Leased Premiscs taken, by walue; (1) Landiord shul) receive Loss Procesds
eqaal ta the diminution in the Tedsed Fee Walue resulting (rom the impact of such condsmnation
on the Ren: and Lanclord’s reversion; and {{if} Tenznt shall racmive and retain afl Loss Procesds
specificaliy ati-ibuiable to Tenamt-Ciwred Improvements, Tenant's parscmal propery, trads
fixlures and For re.ocation purposes.

d) Feurta, If this Lease does oot ‘erminale becanse of a Loss, Yettant shall apaly
Laoss Proceeds 1© restors the [mproverents substactizily =5 they existed before the Loss (subfect
1o such changes as Lagdlord reasonably consents to), 1 the exten? reascnably possible under the
circumstances. Tenant shall receive ary remaining Loss Proceeds.
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8.3 Disbursement of Loes Proceeds, To the extent that fuis Lease requires Tenant (o apply

" Loss Proceeds for a epecified purpose, Loss Procoeds shall be:

(& Disbursed {rom time to time upder reasonsble and cusiarmary disburscment
procedures as Leasehold Mortgasee {cr, absenl any Leaseliold Mortgagze, Landlard) reasonehly
requires; and

(k) Releascd to Tenant, to the caient remaining, only if and when Tenant has
acsomplished the purpose for which Less Proceeds wers i be appiied.

ARTICLE §
ABSIGNNMENT, SURBLEASE

2.1 Assignmzntby Tenam, Tenaul may, withewt Landlord's sonsent, at any time assign this
Leace, provided that () Tenant ar the assignes gives Landlord a copy of the assignmant donuments, and
{b) wmecept in the 2ase of a cellateral assignment 1o a Leaszhold Mortgapes or an assignment tiough a
Foreelosure Event, Tenart causes the assignee o deliver to Landlard ag assumption of thiz Lease, and
{c} such assignes shall not operatec an zcute care hospital oc directly compete with the busipess of
Landlerd or Hospital.

) Spblease. Tenamt mey, without Landlord®s ernsent, zublease the Leased Prem'ses in
wilcle ar i part, provided thay such subtenamt shall net aperate un acute care hospiml or direct] ¥ cornoels
with the business of Landlord or Hospital. 17 this Lense terminates, Landlord shall no disturd the
possession, inferes(, o1 quiet aafoyment of any Subtenant not in defaul* beyond applicable eure periods
imder its Sublezse, provided (hat!

(a} 3uch Sublease dozs not demise all or substantially ail the Leased Premises and
wad on commerizlly reasopeble zid fair market lerms (inehiding fixed sub-rent thal sannot
deciine} wihen such Subtenant berame legelly bound and af iesst one Loasehold Martgngee has
pranted such Sublenznt nondisturbance protestion, or

(b} Such Subleare detmises the emdre L.eased Preraises and is in all material respects
4t afl times no less favorable to Lendlord than this Lesse.

03 Assipnpent bv Land|grd. Landiord may, withant Tenant’s eonsent, at any time ASIET
s Leave. In the evenl Landlord intends to sell all or any part of the Leessd Premises, Landlord shall
no:ify Tenart of suzh intention nat later than ten (107 days befors such sale is consummated.

9.4 Foreclosune Event, Netwithstanding the provisions of Scetion 9.1 above, any Roleclasure
Lwvent shail nat requirs the prior eogssnt of Landiord,

5.5 Teanefers ta op by Business Entity, Motwithstending the provisions of Section 2.1 ghove,
Tenant may, without the prior conseat of Landlord, assign this Lease to & new or different business ety
new or hereafter organized {p “Pre-Approved Assimnee™y which elther (#) is controllad by or is under
sommoes eantrel with Tenant, or (b) which retains Tenaot (or an spilty controlled by or under common
contral with Tenant; t serve as & member manager or & managing generzl partrer of such assignee,
provided that such Pre-Approved Assignee shall not opesate 2n gcute care hospital or directly compste
widl the buginess of Landlord ar Hoapital, '
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FELAE S

34




-

-

ARTICLE 11}
LEASEROLD MORTGAGE

[, Lezschold Mortaeges Generally, Withouwt Landlord's consent, from ta iime, Tenan! may -

erant Leasehold Votizape(s), provided st any Tenant Default hag been, ot simultaneously (s, cured, at
the tine such Lezsshold Martears is pramted. 4 Lessshold Moarigazes may initiate and complete any
Foreclosure Event and exercise any other rights and remedies against Tenant vnder jtz Leasehold
Morgage.

12 Leasz lmoaiments. Any Lesse [npai-ment made withoil Leasehoid Morteagee's poior
writlen consant shall he null, vaid, and of no force or affect. and shall not bind Leascheld Martgegee or
N Tenant,

i03  Noticg Riehtg. Mo neties that Landlord gives Tenant shall be effective wiless Landloxd
lias =iven a copy of it @ Leasshold Morigeges, I any Tenant Defaclt pepurs for which Landknd intends
to exercise any remedizs, Lanslord shall pomptly give Leasshold Morigages a Tenant Defauit Moties,

104  Opportunity To Cure. Lendlord shall acoepr Leasehold Martazge='s cure of any Tenant
Default 2l any tme wnt) thity (30) days after bath: {3} Tenant and 1Lessehald Morgapee have vezeived
the Tenzn: Default Motics; and () Tenent™s eors pericd for the Temznl Default has expirad.
Motwitbstanding the foregoing, however, if Leasehald Mongages (3] cznnol reasonebly cure the Tenant
Diefanlt within the cure period provided pursuant to this Section, Lezsehold Mortgagee shail have sech
furdrer Ue 23 It shall reasopably need 52 loug 23 it procesds with rezsonabie Filigence; andfor (y] cannot
reasumebly cive a Tenant Default without possession of the Leased Premises, or if a Tenant-Specifie
Diafault oocurs, Leasehold Mortzemee shall have suzh additicns! time as it shall reasonably need o
sonsummats £ Foreclosure Evant and obtain possession, provided [ easehold Mortgager timely caereises
ity curs tights tor al! ather Tenznt Defaclis, lfl:;easchn'i_i Mortmagee consummates a Foreelosure Bvand,
Landiord shall waive all Tenant-Specific Delaults, '

105 Core Rishfe Implementation,  Whenevet Leasehold Morterpes's rights to cure a Tenant
Defanlt or consummate a Torezlosure Zvent bave not expived, Landinrd shali dn nothing to terminate this
Leass or asecierate -any Rent or other charges due hercurder, or ctherwise interfere with Tenant's or
Leaszhnld Mortsages’s possession and quist erjovment of the Leasshold Estale, Leaselodd Motgacee
may enter the Leased Premises to se=k to cure 2 Tenant Defiutt This right or i exercise shall nor be
deemed to give Leasebold Metpzsee possession.

0.6  Mew Lesse, If this Laase werminates for any reason {except with Leasehold Mortoagee's
vonsent of because of a Tota] Loss), evan if Leasshold Morzages faled 10 Llimoly cxerelse its eure rights
for a Tenant Default, [ardlord shall promptiv give Lezszhold Mogages o Lease Terminction Neotice,
Landiord shall enter into a Mew Lease with New Tenant, pravided (a) Leasehold Mongagse recuests it if
at ali, befoye the day that i ninety [8€} days zfier Leaschold Martgapes hae recefved Landlord's Lease
Termination Natics, ard () Leaschold Mostgazee {or ow Tenznt) cures all remaining uneursd Teant
Defanlts (except Tenani-Spesific Defaulis) that ate reasonably suscaptible to cure (insluding payment of
Rent dus and owing). Avy Mew Lease shall: (2) commence fmm sdiately after this Lease has terminated;
{b) continue for the entire remaining term of this Leass, 35 it existed before termination, subject 1o any

- Premmptive Rights; {c) give Mew Tenanl the sama sights to the Improvements that Tenant had under this

Lease; (d) heve the same terms, Intluding Preemptive Rights, and the sime priority, ag this Lease; and (e}
Reguine New Teoant to cure, with reasenable dilizence and continvity, and within & reasovabls time, all
Tenant Defaults (2xcept Teaart-Specific Defzults) not provisusly sured or wabved,
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1.7 New Lease Implamentation. If Leagehold Martgagee timely requests 8 New Leass in

conformity with this Lease, then from termination of th)s Lease until execution and delivery of 2 New

EN Wew Tenani shail e =otitled 1o all net income of the zased Promises;
)] Landlord shail not eperatz the Leased Premises in an unreasehabie manner bd
] Landlocd shall not tenningte ary Sublease except for the Subtenant’s defanlt, or

enter fnlo iy lezse affecting anv Leased Drem ises zrsopl with New Tenant. When the s
sigl 2 New Lease, Landlord ang New Tenant shail cooperatz to transfer to New Tesant all
Subleeses {ineluding avy seeurity depesits Landlord hald), service conirasts, and {sased Prantises
eperations, and Landierd shall canss evety Fee Mompages to subordinate uneenditionally to the
Mew Lease,

108 Zyercise of Tensaliold Rights by Legseholc Medease, IF Tenanr's period 10 exercise any

Preernptive Right expires, Landlord shall prowptly notify Leasehold Morgegee, Until thirty (30) days
Bitet Leasehold Mortgages has received such notice, Leesehold Mortgazer may exercise such Preem plive
Right for Tenafit, Norwithstanding anything to the contrary i this Legss, so lorg an *ensehold
Nortragee's time to obtaln a New Lease bas not expired, Leasshold Martpagee may exarcise any nf all of
Tenant's righis {inzluding Peemptive Rights) under this Lease, even if a Tenant Defacht exins, Tenant
irrevecably assigns to Loasehold Mortgagee, {a) to the exclusion of Tenont and amy other pecsen, ey
right to exarcise any Bankruptey Termination Opson; and (b) any right of Tenant to alject to any szle of
the Lessed Premises or any interest in the Laased Premises under 11 U.S.C. §36% or otherwise in Ay
Bankruptey or insolvency proceeding affeeting Landlaqd, .

L8 Certain Proceedings, If Landlord oc Tenant initiates any arbiteatian, lifigation, or ather

Cispute resofition proeceding affecting this Lease, then the parties shal simultaneoesly rotify Leasebold
Mortgagee of such procecdings. Leasehold Martzagse may paticipats it sush proceedings an Tenanis
behalf, or exareise zny or ali of Tenanz’s rights in such proceedings. At Lancehold Mortgzzer*s opliom, all
such astions of Leasehold Morizagee shall be to tas sxclusion of Tenant. Any setlement shall vt be
eifective wizhout Leasehnld Morlgages's consent, nnless Tenant simultanegusly pays the scttlenen?, the
amaunt at issuz does not exceed One Hundred Thousnnd Daliars {$100,000.00% and the claimant has
released (or dozs not assert) any clajm ageinst Lezsehald Wortgagee.

1010 Mo Merger, If this Lease and the Fee Estete are sver commonly held, thay shall remain

sgparate and distinct estatzs fand oot merge) withont Leasehold Modgagee’s and Fee Martzagee's
COTEELE.

J0.11  No Persoga) Liabilitv. Mo Leasshold Morgages or New Tenanl shall cver ave any

lablity under this Lesss beyond its interest jp ghis Lense, even I i booomes Tenant or cesumes ts
Lesse. Any cuch lahiiity shall:

(a} Mot extend to ary Tenent Default that ooctrred »fore such Tenant took rile i
this Lease for & New Lense), excepl any idetifed in & Tegant Default Notice {or Lesse
Termination Notiee} previously delivered to Leaschold! Mortgapes; and

(k) Terminate if and when any such Tenant assi ms (and the assignes assumes) or

abardons this Lesse {or p New Lease),

10.12 Mnltiple beaschold Mertengses. Ifar amy lime wultiple Leaselinld Moertgages3 exist:
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_ fa) Any sonsent by or netice to Leasshold Morigages refers (o all Leasohald
Ty Morgagess; '

Mortzepes may etercise all rights of Leasehald Mertgagee(s), 1o Te exclusicn of junicr
Leasehold Mortgapee(s); .

(e] To the extent that e most senior Lezsehold Morgapse deeines to do so, any
ene other Leuschold Moertragee may exercise those righs, in arder of priority: and

{d) if Leasekold Martgagees do not agres on pricritiez, a writtan dersnnination of
priority issued by a title insuranca sowzpany liccnsed in Missours shalf poverm,

10,13 Furher Assyrances, Upon request from Tenan® ar an ¥ Leasehold Mortgnoee {prospective
or evrrent), Landlord shwll prompely and in wrting, voder documertation reasonably eatistaclony to
Landlord and the requesting party;

{a) Acknowledge any Subtenant’s nondistarbance and recognition rights (provided
Subtenant jeins i such sgreoment); _ . .

(b} Agree directly with Leasehold Mortgegee Diat it may exercisa against Landlord
ail of Leasehcld Mortgagee's fghts under this Lease; _ . T

{c) Provided 1het Tenmnt -eimburses Landlord’s reasonsble attorneys’ fees and
expenses, amend this Lease in any way that eny current or prospestive Lensehold Marigagee
reasopably requests, provided such amendment does not adversely affect Landlord in any-
L) matarial respect or reduce any payment of Rent end '

(d}y Certify that this Lease is in fi'll foree and effect, whether it js subject to any
Laase Impairment, dhat te Landlord’s knowdedpe ne Tenant Defapit gxisis, the date thraush
which Renl has been paid, uad such other similar matters as mey be rezsonably requested, alf
sthject fo auy then excaptions reasonakly gpacifted [n soch cenificate,

10,14 Miscellanecus. Notwithstanding aything to the centrary in this Leass, Logschaold
Mortgagee may:

{a} Refram from caring any Tenant Defoult, or abandsn the sure of any Teramt
Defailt at any time; :

{b) Withhold ronsent or approval for any rezson or o reasor, sxeept where this
- Lease states otherwise; and

{c} Lxercise itz rights through an affilizte, assigner, designee, nominee, subsidiary,
or ather Persen, asting in its own name or in Leaschold Mortemgzes's namne {and ony Person acting
under #his clause shall automatieally have fhe same prosections, Tights, and limitations of liability
85 Leaschold Meortgeess).

W15 Fee Morgages. endlord may eneumber ils Fee Eswate andior its righty under this
Ground Eease (inciuding the Rents hereunder) withaut bavieg to abtain the congent of Tenant, Every Fea
Morteage shalt be, and shall stute that it i, subject and subordinate t this Lease (eud any New Loase),
Any Lesschald Mortgawe shall amach solely to Tenant’s leasehold estate under *bjs Laess, Any

—
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Forcclosure Event shall: (u) impair no estate o right nnder 2ny Feo Mortgage: and (=} Transfer only the
Leaschold Estate. i) as of the date of thig Lease, thsme exists any current Fes Maortraee, Landlord
povenants end agress 10 deliver coneurrent with tha execution of this Lease, a subordination, non-
disturbance and attornment agresment (“SANDA*) in o form reasonably satisfartory to Tenant, whick
SMOA provides, among other things, the: Tenant's possessian ol the Leased Preniises and Tenanr's slehts
under the Lease will not be dislurbed by & foreelosure (or a transfer in liew of foreslusure) of the existine
Iee Morgage refured o inthe SNDA 80 long as Tenant is not in defacht herpundar beyond a!! applicable
cure periods.

ARTICLE 11
DEFATULY AND REMEDIES

11.1  Defautt by Tenant. Each of the fallowing shall constinete a “Terant Defuctt” vrder this
Leusg; '

{a) Tenant's failure to pay any instalfment of Rent ar othar sum when due marstiaant
to this Lease; provided that Landlord shali provide written notice to Tenant of its fahure ta pay
Rent or such cther sum due and owing, and Tenant shell have tan £10Y dave from receipt of soch
nciice to cure suzh defeult; '

) Tenant's failere to serform or chserve any covenant, condtlicn or agresment to
be perfarmed by Tenant under this Leass (other than a failure Lo PRy remt or any-other sum when
due}, within thirty (30} days afier written notice from Landlord o Tenant specifying the natues of
such defeult, or such langer perind as is reasonably necesaziry 1o cure such default not to exeeed
14 days foomn the dare of the notice from Landiord;

(¢) | The appointment of o recsiver to teke possession of tho Leased Oremises or
Improvements, or of Tenanl’s interest in, . and under thfs Lease, the teacehold eztate or of
Tanant’s operations on the Leesed Premises for any reason. and such receiver is not dismissed
within sixty {(60) days of zppointmient:

(d)  An assignmen: By Tenant for the benefic of creditors; or the voluttary fling by
‘Tenant or the involentary fillng 2gzinst Teuuit of 2 perition, other court astion, or 211§ under any
law for the purpose of (1) adjudiceting Tenan, a bankrupr, (i) extenfing time or payment, {if)
satisfaction of Tenant's liahilitias, ar (iv) rearganization, dissohution, or arrangement on accourt
of, or tc prevent, bankriptcy or insolvenay: provided, Aowever, that In the case of an nvolontary
proceeding, if all consequent orders, adjudications, custodies, and supervisions are dismissed,
vacaled, or otherwise permanently stayed or ierminated within sixty (64) days ofter the filing or
uther Initial event, Hien Tenant slall net be deemed o be in dzfault under this Soction;

{®) The subjection of a1y right or interest of Tenant to or under tijs Lease to
afraclunent, execution, or other levy, or o seizure chder legal process when the oaim against
Tenanl is not released within ninety (90 days; and

(f} If any mechenia’s or other imilar liens or encumbrances shalj ot any time be
filed rzaing: the Leased Premises which shall not k= discharged of recurd within sixty (65) days
after the dme of filing of rame (provided, Fovwerver, that if Tenant in Tenant's diseration and in
good faith deterimines that suci lisn should be contested, Tenant shall not be in defeuft i7 T rart
furnishes suck sscurity ns may be necessary and’er required 10 provent any foreclosure
prozeedings against tse T eased Premises during the penden ev oy sazh contest).

p LU |
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172 Remedigs Inthe event of a Tenant default under fhis Losse, after the expiralion of ahy
applicable notice and cure perfods, Landhard may exereise any oz or morz of the following remed fes:

(1) Bring an action ta recover the following fiom Terant:

{1} The wortl o1 the tins of award of the unpaie ren that had bean

earnce at the time of termination of the Lezse;

{1} The wari at the tinte of award of the amount By which the
unpaic rent tha: would have been eamned affer terminarion of the Lease urdil the
titne of award wxceeds the anount of sentat loss thet Tenant proves could have
been reasnrably ovoided;

(1if} The worth at the time of award of the amount by which the
brpaid yewt for the balance of the Tenm after the time of sward exceeds the
ameunt of remal Joss that Tenant proves conld be reasorably avoided:

(v} Any other amonnt necessary to compensate andlord for ali
detriis<nl proximately caused by Tenam's failure 1o perform Tenant’s ablipaticns
ttsder this Lease; or '

(B Bring an action, in addition 1o or in liew of the action daseribed-in subparagraplt

(e} of this Section, 1o specifisally enfores amy oiler wrm or provisions of this Lease; or
(] Bring any other action availatle to it at j_aw or in equity.

113 Dsfalt by Landlord,  Sheuld Landlord fail o periorm or observe any covenant,
eoudition or agrsement to be performed by Landlard under this Lesse within thicy {307 days afer written
notice from Tenant #o Lamdlord specitving the natore af sush broaeh, or, if sueh failure canaot be cured
within thirty (30} days therezfter, if curative action i 10t tommencad within said thirty (30) day period
and theraafier prosecuted ta complotion with due diligerce, then, and in any such svent, Landlord shall be
in Cefault under this Lease. [n the event fhat Landlord is o default under thes Lcaze, Tenent shall have a]]
tights and remedias availzble at lew ar in equity.

T4 Wehver of B - The waiver by Landlord cf zny breach by Tenant of any of the
provisions of this Lease shall not constitu’e o continuing walver or a waiver of any subsequent breach by
Tenanl of either the same or a different provision of this Lease,

115 Sumernder of Leased Premises. On expiration or sarlier enningtion of thie Liase, Tenznt
shali surrender the Leased Premizes and all Improvements and personal propemy located in or on the

Lzased Premises to Landlord i g good, safs, and eloan cond itioni, reasonable wear and tear excepted. At
the expiration or earfier termination cf this Lease, Tonant shall ajsq gweInte, acknowledgs and deliver to
Landbard within {hirty (30} deys afier wetlen demand from Land!ord o Tenant, any quitzlaim deed or
othar document requived to irsusfer title to the Improvements to Lardiard and remove the cloud of this
Leasc from the roal property subject 1o <his Lease.

ARTICLE 12
MISCELL ANEOUS

12,1 Duizt Enjoyment Sc long as Tenanl shall pay all Ront as the same becomss oue and
shall comply with all of the forms of this Lease aml substantielly parform its obligations heesunder,

TR
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~ Tenant shall peacsasiy snd guieHy have, hoid and emjoy the Feil nossession and use of the Leased

Pretnises for the Term hereof, free of sny claim or other setion by Landlord or anvene claiming by,
through er under Landlond, but subjeet to all llene ard encumbraaces of recorc ss of the date hereaf or
Lerealter providad Fat in £11s Lease or consenesd ta by Tenant,

122 Real Betwe Commipsions. Landlord hersty aprecs to indemuify and hold Tenant
harmless fror and against al! claims, damages, expenses, lizdilities, liens or judgments (inchidine casts,
expenses and afioreys’ fees in defonding the same) witich arise on account of any olaim that real eswate
comnilssions or {inders’ fees inewred by Landlord are pavable and have not been discharged in their
entirziy. Tenagt hereby agrees to indemnify and hold Lardlecd harmless from and against afl claims,
damages, expenses, liabilites, liens or judgments (including eosts, expenses and artterneys’ faas in
dotending the sarme) which arise on aczount ol zny claim that real estare commissions or findors’ Tees

incurred by Tenant ars payvable and have not been discharged in their entirety.

123 Forew Msjeurs, Except as nfherwiss expressly provided in this Lease, if the perfarmance
of any act required by this Lense te be peeformed by either Landlord ot Tenant s preveided or delayed by
reason of any act of God, striks, lockeur (abor wouble, inabiiity o securs materials, restrietive
governmental laws or reguiations or any viher cause (except financial inabilivy} nat the faulk of the party
reguired to performn the act, the timiz for perfommance of the act will be extended for a period squoivaient to
the period of delay anc performance of the act during the perind of delay will be excused, However,
nething eonmined in this Section shall exeuse the promp? payment of Rent by Tenaa as required by this
Leaso or the performance of ary ast rendered difficull or impessible solely because of the fSrancial
conditian of the party required to perfaom the act,

124 Adomevg’ Fees, Shonid amy action to.eaforce this Lense be commanced betwesn the

- partes ko this Lease conceming the Leassd Premises, this Loase, or the rights and duties of eithar in

relation thersto, the party prevailing in such aston shall be entitled, in addition to any other relief that
may be grantzd In the event of litigation, to retmbursement for its actue! costs and expenses insurrad by
the sush party, including its reasonable attormeyvs” fees,

115 Notiges. All nofices unger fnis Agresment shall be effective apon (a) personal delivery to
the President or Chiel Executive Officer of Lanciord or Tenant, as the case maw be, or () one (I
business day after deposil with a reputede overnight cowrier service (v.g., Feders] Express, DHL,
Ajrborne Express), or (o) three {3) busivess days after Ceposit in the U.S. mail (rogistered or certified majl
only), in each case with postage fuily preqaid and addressed to the respective narbics as follows: :

To Landlord: IMAE Diversifisd Hezlth Care
eéo The Jeffarson Memoriz] Flospital Asseeiation
1400 18 Highway 61 South
L3, Bow 350
Crystal City, Missaurl 63019
Attention: Tim Muehlaauser, Chiel Financial Officer

Ta Tenant: Crystal Oaks Long Tem Care
1300 Celvary Church Road
Festus, Mimours 63028 -
Attention: President

- 10
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With 2 copy to Armstrong Teasdale LLP
O veetropolitan Square
Suite 2600
5t. Lonis, Missoun 63102
Adention: Steven Pozarie, s

|26 Binding on Heirs and Suecessors, This Leass shell he binding cn and shall mure to the
benefit of the pernitted successors and assigns of the oerties neseta.

177 Sgle and Oulv Asreersrs, This Instrument constitnies the sols and only agreemo:
berween Landiord and Teoant respesting the lazze of the Leassd Premises to Tenant, and coiTectly sois
“nrth the gbligations of Landlord and Tenant tn each other a3 of the cate herenf  Adly agTeements of
representations respecting the lease of the Leased Premises to Terant by Landiord, ar any cther mater
discussed in this Lease not cxpressly sot forth in this Instrument, are null and void.

|2.8  Approvals gnd Consents, Each pacty agress (sxccpt as otheratizs sot ford herein), that in
regard o any aw, approvai of consent required of it cnder the tarms and conditions af this Dease, it shall
not act ot withhold such approval or consent unreasonably.

179  Memorandem of Lesge for Recordics,  Consurrently with the execuiion of this Leass,
| andlerd and Tenant shell each execute and ceuss to be notarized, two {2} counterper copiss of a

memorandom of this Leass (“Memerandum of Lease™ n the form attashsd herelo as Fxhibit . The .

stiginally cxecuted and oot rized connterpaits of the signed Memorandum of Lease shall ho recorded in
the D cdal Resards of Jeffersan County, Missour fmmediately upon the Commencemert Date.

©t 1210 Parial Invalidity, [f any torm, provision or covenant of this Lease fs held nvalid or

unenforeeable by a courl of competent jurisdiclion, the remainder of thiz Leass shzll not be afiscied

theseby, ard each acher lenn awd provision of this Lease shal] be valid and eaforceable to the fillest
extent permitted by [ww,

12.11  Covernipy Lew. This Lezse shal. be galt-r:me;i by the lanwe of the Szate of Missourl.
312 Time of Essence, Tire is expressly declared 1o be of the essence of this Lease.

213 Cownterparts. This Lease may be exscuted in multiple countempars, each of whizh shell
be deened to be an arizinal and all of which together shall constitute anc dozument,

[Sigmarure poges 1o follow]

R Tl
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IN WITNESS WHEREOQF, the undersipned bave executed this Ground Tease as of the date first
above written,
Y saedlorer .

IAE DIVERSIFIED [IFALTH CARE,
& Missouri norprofif corporation

e T

{f Tarmes L. Muellhapser
Chiel Financial Dficer

STATE OF MISSOURI }
} 58
COUNTY OF IEFFERSON }

On this 30t day of September, 2008, before me, a Notary Public In and for said state, personally
appeared Mr. James L. Mucklhavser, wha being by me duly swoemn, did say ‘hat he is the Chief Financial
Officer of JMH DIVERSIFIED HEALTH CARE, 2 Missour] nonprofit corporation, and that said
instrument wae signed on behalf of said coporation by autharity of itz Board of Direstors; and szid
porsen azknenvisdgedd said mnstrument 1o be the froe ast und deed of gaid sorporation,

N TESTRONY WHEREQF, 1 have hereunto sct my hand snd Affixed my official seal in the
1 i

ceanty and state aforesaid, the day and year Jast above sl |

|
f I—/ _;L;( i
- u l"‘)f..'u'"f;:r | U. )".{__,Iuﬁﬂ_,_l_#
Natary Pullic in and for the Stete of Migsousi

[
My Commission Expires: | f,}l,l ar_[' / [j? : e —
: Ftary Pubic Hatar Beal
Finde o MUl Deanty A Jefierson
iy Coammissian Exgles 10/24K8
Cemmeson & 4ELA013

Lanalord s Siongture Page to Grewund Leare

EAM L T
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CRYSTAL DAKS LONG TERM CARE,
8 Missousl nonprofit corperation
—
D ot Zaialll
Jarmes Arncid
Chief Execntive Cilicer
STATL OF MIS3DIIR] b
) 58
COUNTY OF JEFFRRSON }

O this 30th day of Sl:]:litmh-a.r. 2008, befare me, a Notary Public in and for said state, personally
appeared James Arnald, whe beinyg by me duly swom, did say that he i the Chief Executive Officer of
CEYETAL OAKS LONG TERM CARE, a Missour] nonprofit corporation, and that seid instrument wes
signed on bshalf of said sorpuraiien by avthonty of its Beard of Directars; and said parsos asknowledgad
sajd instrument 1o be the fiee act and deed of sald zorporation,

IN TESTIMONY WHEREQT, [ heve hereunto set ey hand snd affixed my officlal seal in the
coanty, and state aforesaid, the day and vear last ahave an‘[‘tlen. /

P ' ' [ 4/ l"r.-‘r-.'.f'_
: | K
; : U{+--‘ { d il
S ; WY N & »?‘x._u},kmﬂm
: : Notary Pubiic it and for the State of Missour
Iy Gcmmiﬁ.qim Expiree: ] {}fgl "1:' f {.:,g E T
P i fhimery Bubli Zxary Saal
i Sitgba of itisseun Doty of Jefazoe
3 bl Dpmmissien Cipred 10AEE
y Coermignsn ¢ (484313
! T
Ry

Tenensi's Signatwe Page to Growmd Lemse
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CRYSTAL OAKS LONG TERM CARE,
2 Missour! nonprofit coranmtion

By, ﬂg—'w

James Arnold

Clief Ceecutive QO ficer
STATE OF MISS0OURI 3}
) &8
COUNTY OF JEFFERSON ¥

U this 3ith day of Seprember, 200 8, sefore me, o Notary Public in and for seid gtate, persanally
appeared James Arnold, who being by me duiy swom, id say that he is the CEiof Bxecutive Officer of
CREYSTAL QAKS LONG TERM CARE, a Missow nonprafit corporation, and that zaid inetrinen: was

signed on behalf of gaid corporation by authority of is Beard of Dirsetors: end sajd fersem acknew|edzed
said instriment ‘o be 112 free act and deed of 52id corporation,

IN TESTRMONY WHEREOF, 1 have herentn ser my hand and affixed my official weal o the
county anc state aforesaid, the day.and vear last zhove wipEn, f

| A
FU}UJ% M;‘IG-’J-L""—J

by
SN

:?\E::ta.f}-bubliu in and for the State of Misscar]

My Commission Expires; | . .Iﬁ rww_%;.&wqu mmmmm .
/ LJ'{ J"Hr. 'f"‘ { ey MR Koten Sadi E
' St plsour Couty of Jaliemoe &
' Sy Covrraasitg Supiraz 10/260 I
Caomilzscn & "w"v‘a:é:-"@“iz
I b T
f_‘\_
[}
R
HH05T| M1¥e
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ZIP County
S3010 Jefersan
63012 J=Terson
B3216 Jeferson
83219 Jaffarzon
63020 Jefferson
E3023 Jafarzon
E3028 Jafarson
63248 Jefferson
G050 Jefferson
G3051 Jeffarson
83052 Jsfferson
S3070 Jefferson

_ B30 St Francois
BA0EF 5t Francois
63628 5t Francois
62626 Washington
B3E2T St Genevieve
83129 5t LouisCo

Tot. Pop
42 334

11,306

9 680
4,040
23,469
5,103
27,730
~.851
15,501
18,023
24 460
8,453
1,340
1,239
14,678
173
3,110
52,333

65+
8,713
57
1,179
gEs
4,151
749
4 843
g7
1,826
1.682
2,054
BY1
234
117

2,386

48
334
£, 804

47



ZIP County
&3010 Jotfarson
53062 Jeffarson
G3087 5t Francois
E36%78 5t Francois
B3051 Jeffarson
23018 Jefferson
&30723 Jeffarson
G20718 Jefferson
53028 Jefferson
G3020 Jefferson
83527 3t Francois
52019 Jefferson
(3028 Jefiarson
G319 Jefferson
62028 Jleffarson
830418 Jefferson
63070 Jeffarson
630E0 Jefferson
BA0E2 Jeferson
B3B23 3t Francois
63020 Jsferson
63028 Jefferson
53012 JeTarson
63070 J=Tarzon
S3018 Jefferson
E2051 Jeffarson

Gity
Amnald ity
Amold city
RBloomsdals ity
Borne Terre ciuy
Byrnes Mill city

Cadar Hill Lakes vilage
Cedar Hill Lakas vilege

Crysial City oty
Crysial City city
Qe Sl city
Besloge oty
Fasius city
Festls ity
Herculeneum ity
Herculaneum city
Herculanaury city
Herculeneum city
Hill=koro city
Hiramswick cily

L zachwrnio] ity

Olymsian Viliage city
Civrpian Yillage cify

Pevely city
Pavaly city
Sootsdals own
Scalsdale Sown

Tot. Pop
21,227
Ser Above
436G

B.8ES
2402

204
Ses Above
4752

Ses Abovs
551h
5561

12 605
HSea Ahova
4177

Sea Abova
Sea Aboye
See Above
2,35
113

1.144
(+1=1p]

. Bee Aboye

7278

See Above
208

S=e Ahove

G5+
3,438
See Above
TE
1,43C
345
22
Bea Above
1,159
Seg Above
1,458
g3
24807
Sea Above
1.080
Seg Ahove
Sea Above
Ses Above
278
ey
144
71
Seo Above
823
Ses Abcve
20
See Above
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Facililies Within 15 Milcs of Project Site

Cownty Facility _ | Number of SNF Beds
Jefferson Athor Place of Festus 81
Jefterson Crvatal Oaks L
Jefferson Festus Manor 120 ]
Jofferson Fountainbleu Nursing Cenier 97
- Jefferson Scemc Nursing and Eehab 176
Jefferson Baisch Mursing Center 6l
: Jefferson ITillerest Care Clenler 120
Jefferson The Villas 51
Total 805
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Oetoher 8, 2009

Mr. Towa Piper

Departoient of Heallh & Senfor Scivices
3418 Eninp Drive, Suits F
- Jefferson City, MO 65109

Dear M, Piper;

Iz pleased ta wiits this leiter of support for Crystal Oaks Slalled Norsing and Assisted Living
in their request for a Certificars of Nesd. :

Crystal Oaks bas alwaya providad excellent Liealth cere sarvices ta the geriatric populatioe af
:£ferson County™ They dte propasing to add 32 skil'ed nrsing heds to the sxistng feoilty
dedicated fo short term rehabilitation cave. Plans are to build ¢ statc of the art rebabiliatior rea
with 32 private rooms. Their (8 Sed rehabilitation nn't located within the current 99 bed facility
.18 congistently full, foreiag them %o worn away Jofforson Comty residents requesting servicas,

The cxpansior. will aliow them fo cxpand the Alzheimer's sapport umit by eonveiting the corrent’”
1& bed rchabilitation uni: into Alzbeimer’s support bads. The corvent 20 bed Alzhemers

support it is ulso consistently fali, fore'ng community residents to he Maced oo & weliing list
for an open bed.

This expazsion will aliow Crysial Ouis to better service the coprnunily, Please loak favorably
ax the'r request. |

Singeraly, . - o B
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Ccrober 15, 2009

Wt Tom Plper

Depattment of Bealth snd Zenjor Services
3414 ¥nipps Drive, Suite F

Jetferson City, MO B5109

The Alzheimer's Assoriation wishes tn exprass its support for your careful considerat’on of
$he curcent Certificate of Meed for expansion proposed by Crystal Qaks Skllzd Care and
Ascisted Living.

Crystal Craks affers the only non-prafe, five-star rated SNF in the fast growlng Jefferson
County Brea. We all know the derpgraphic impsrative o2 used by aging baby bogmers.
Mare stite of the art rehabilitaticn and Alzheimar's Mematy Care Support settings wil he
required o mee: burgeoning reed.

The staff at Cryssal Daks takes parsonecentered care seriously and does what i takes to
enzure the gualizy of lite for their residents, both those there for shortet stays or lenger [ving
and care arrangeanents.

Crystal Daks has kosted one of our mvst suceessful and longest tenured support groups.
They are great comimunity partniers and comporate ettizens,

P'ease pive their requast for expansion every considrmation.

Sincerely,

Jakr MeSitfek
Eduration Director

cc: Michalle Rolfs !
Jean D' Ambrose L
Carrell 2odncues
ou Dearing

alzheimer’s Q_') association®

the compzssion to cars, the leadsrship to conguer
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MISSOURI HOUSE OF REPRESENTATIVES

CAPTICL OFFICE ' ana L _ COMMVIITTERS
Stae Cepilod  Room 125-4 ' " Ciime Prevemlon
201 "Wl Cnpitnl Avenoc Frhlic Sefaty
d= terzoa ETE‘?' {'vIPS]IﬁSIJ.gDI-ISEEIﬁ Hpzeial Stending Conunidtter
Phones 5753 '1"11 War'dores Development &
Swn S7RE1-5409 R Wirldnros Safely
F-Mail: Hnomesd csve Shosse. ms. gov ' T-ansportation
| .
DISTRICT ADDRESS TIM MEADQ“‘ S
- o Slale Represenlative
G277 Carlekory Cicele R
, - 100 s Diistrict
Tmperial, WG a30572
Mhrone: G36-~E1-1207

Creotober 7, 2509

Mr. Toin Piper

Treparmmenl of [Teald & Serior Services
34148 Kpipp Drive, Suie F

Tefferson City, MO 65102

Deur Mr. Piper:

I &m writing this leter of recorrmendation for the Crysiel Onks Ski'lec Care and Assisied

- Living facilitr in Crystal City, Missourl. This faciiity was establisaed in 1995 by '
Jofforson Reglons! Med'cal Center and is now operating as an independent not-for-profit
sislar eotporatize of JRIC, '

At g tire whan more edult children are making Jilfoult decisions concsming their
parents whe nosd congtant care snd where to pat them, 1 is very importan! that they have
Tecdlities that can acczptthem, Crystal Oaks is coratently full and fee’ that if they can
enlarge their facility hey will be able to accept more residents that require thel servises,
7o older childran having tn put their parents on a wailing lis* is not a desirable s'taation.
If Coystal Qaks wers atle to expand they could erlarge their Alzheimer’s supparl unit
ard elso fo chlarge their short term rehabilitation care. Both ere desperate]y noeded at
1hig time. '

This “aciléty is the culy 1m~fo:-pfﬂﬁ? five slur rated Skilled Nursing Facility n Jafferson
County and thay hope to better serve hes community with this expansion,

Thattk you for your consderation in Crystal Osks receiving moaey for this expansion.
Raspectiully,

Tite Meadcws
S:ate Reoresertative
101" Dislrial
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T B. Foted, ML, P L.
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Oeiaber 13, 2009

Tom Piper

Department of Health and Sanior Servicas
3478 Knipp Drive, Suite F

Jefferyon City MQ 65109

Deear Mr, Fipar:

{ cur vuriting this larter iUl sunpovi of Coyaral Oak's affort to expard their sarvices by adding 32 bady fo the
skilffed fredlity. Fhave Ead the privilage of working with Crysted Gok s sinoe i incepifon Tu 1995 ar Madical
Direetor. Crysral Chak's has ap excellent frack record of providing quality skilled mgrging 3ervices 10 Jeffersan
Coupmy

I go &3 3 other Skifled Nursing Foollities i the area o care Jor my parigats, Tha cove a8 Crystal Osie is well
Eevarnd any ofher faoility, § eortineally recommend Crygial Oaks te my patienss requiring skilled mexing
SEFVICES.

However, mayy simes ¥ s difficudt to ge) nep pavienis admitied because therd are na available beds, faraing wmy
patients to be plaeed i anciher fagiligrand on u wailing list for Crpshul Ouks This iy more prevelent in 2
specialized areas of shori-rarm rehabiltiarion and Alsheimer’s support.

By aMowing Cryial Daky 10 expond their sarpions dedivated to shovt-terw vehabilivarion and Alzheiper's
sugport would be o greai benefit ia the commniy.

Thank you f-:rr me consideration,

%@MWJ

Jndut B Pm‘ﬂLM.D_ S _ R t

T8 39vd . A1 ELERIEY




TATTTOL OFTICE DIETHICT ADDRESS
State Clapitol 103 Weal Calimbia

201 Weat Cepdtal Avernc T Farmington, 30 3640

Teflersan Cily, MO 65101.6808 “Tels 571755 5572

Tela: 573-731-3453 Frx: 373-750-2320
Fow: 573-523-83148
: ' Chiel of Staff
kevi suglacfisensts mo.gov ' Tarzd Fall
Executlve Asslstant ' }u{ﬂ_] orl t}' FlDDr LEﬂder [egislatire INractor

Karan Tuuguin Im v‘lN EN GLER Mikes Lodewsgen

M ZsgaL Seratar
3" Distréct l|

Ociober 9, 2009

M, Tom Piper

Diept. of hizalth and Serfor.Secvices . . :
3418 K=ipp Drive, Suits F : ,
Jefferzon Cily, MO 65108

Pear hr, Piper,

Thig letier 35 to lend my firl) suppot! foz éxpansion at Crystal Oaks Skilled Care apd Assisted
Living. They are a non-foe-ofl; five slar rated Sldlled Nursing facility in Fefferson Cowty
and have proven they can provide excellen: care to the senfer popalation in the arsa since 1955,

Crystal Caks is proposing to add 32 Sldalled Nuorsing beds dediceted to short texm rakbabilitation P

care, Currencly they have 18 beds dedfcatod lo tais whish are consistently full, forcing them to
% AWAY people requesting “hair s2rvices. They aleo wish to sxpand thedr Alehieiniess vnit by
13 beds. Again, the Alzheamer’s wuit is fnbl and a waiting list has Deen formed.

I sincerely ask for your consideration of their CON application.

Kevin Englar- % .77 1 S

Cominlitacs:

ot _ * Tles, Joind Aules, Aesaladons and Tfhige Committze — Chaioren
* Adminwieticn Commities — Yice-Chairnny * Gubenalural Appeiclmenk: — Vieg-Chairman




Qctober 12, 2009

Tom Pipes

Repertmend af Health and 3enlor Services
2418 Knipp Drive, Suite T

Jeffersan iy, WD 55109

Dear W, Plper:

I am wrlting this Fetter in full support of Crpstal Gak's efforts to expand thelr skdlled nursing beds by 32.
As anBN and active member i the Iocal eomrrunity | am aware-af the nead for expanded services that
Crystat Ozks is propesing. Short term rehabilitation needs continue to grow with limited deditated beds
In-the community for this sekvice. With-an expansion at Crystal Qaks this would also allow therrte
expand thelr Alzheimer's support bods as well. Again, there |s a vital need in our cornmunity far quality
dedicated Alrhaimer’s support beds.

As @ current board member of Crystal Oaks, | am aware of the excellent services Crystal Caks provides.
Therz is a constant waiting list for Alzhefmer’s suppart beds at Crystal Oaks. Many or forced- to- place:
loved ones in a facllity away from the loeal community untll 2 bed opens up. The same is troe for shart
term rehahilitation services: Crystal Gaks plans call for a dedicated unit to meet this need. Thereare
Madicare beds availahle in the carmmunity but they ara not designed for the sole purposa of shortterm
rehabilitation. The proposed expansion will meet twa veryimportant and nacessary needs in the
Festus/Crystal City area. :

Thank yaus fer vaur considaraticm

e T AR —

Mancy Johnson, RN,
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Mr, Tom Piper Outober 15, 2009
Mo, Dept. of Health and Senior Services

3418 Knipp Dr., Sujte F

Jefferzon City, MO 65169

Dear M. Piper:

Living and warking in the Twin City area for mure thun 30 yeas, 1 knew ﬁ-}rﬁtal Oaks Skilled

Nursing and Assisted Living by reputation enly. The facility was Tecognised in our conuumnity

75 € progressive project, with innovetive idess for residents, state-of-the art equipment, and &
well-drained staff

‘When it hecame tinea for my dad to mave to a skilled mursing Facility, I totred the assisted living
mnd skilled rursing canters and found that e}l I had heard was true. I chose Crystal Osks because
of what I knew sheut i, My four sisters, who all live in St. Louis Courty, felt that Dad would be
botter scrvad in a center thers, 8o out-voted, Dad speat time in: two different homes, firgt in west
anid then sonth St. Louis Coustty. In a matter of weeks, at each locarion, oy sisters found specific
itegus they were not pleased with reparding Dad’s-care and the Lreilities. Dad, whose nickname
was “Hasy.” never would have complained, but the girls were now willing to come to Crystal
City to look at the place T had supgested. One by one, as they made their tonrs, they agreed that
Crvstal Oaks was best place for Dad to ¢all home. After a brief time on the waiting Iis!, T
recefved a call that Dad could move in. :

Crystal Oaks offors a commanding view from its ridge-top location. The exterior and the
landseaping are metieulonsty maintained, nside, the tile floors reflect a polished sheen and the
familizr “nursing home aroma” is faint at its worst. Looks (and smells) are not evervthing.
Bevond its maintenance is where Crystal Oaks troly shines. The housekeepers, aides, nursss,
therapists, administrators, all loved Tlasy. For nearly two yeavs they helped mako his home. They
kept we up-to-dute on uny changes or suggestions for hiscare plan. The whole family was
invited to special events to sperd with Dad and his friends, and never once did my sisters Tegret
the decision for Dad to live at Crystal Odks. The auly issuc we had was wailing for & spot to
bacome available,

1 heartily endorse plars for expansion to ailow more opporunities for area residents to call
Crystal Oaks bome. T ruderstand that the plan also includos nearly dewbling the size of the
Alzheimer s unit. Crystal Ouaks was one of the first in our area to offer a specific, dodicated
dementia ears wnit. By continually mn{wanng, maintaining its facility inside and out, bt most of
all by focusing on thedr fole a3 core givers, Crystal Oaks is true jawel in our community, I hope
the department will approwe the dxparsion raquest.

Sincerely,
John I Winkehnan




Touy Casey, Ph.D.
542 Liberty Stree:
Herculaneum, MO 53048

October 11, 2009

Tom Piper

Department of Health and Senior Services
3418 Enipp Drive, Suite F

Jeffarson City, MO 65109

Dear Mr. Piper,

Tt is ths purpnse of this Jetter to requesi your support for the addition of 32 gkilled nursing
beds at Crystal Oaks Sicllzad Nursing and Assigted Living located in Coystal City,
Missonuri. The 32 Ski'led Nursing beds will be dedicated fo short tenm rehabilitation care..
Crystal Oaks’ curment 18 bed rehabilitation uait is consisiently full, forcing the facility to
nrrn away Jeffarson County residents requesting short term rebabilitation care. The
existing beds do not allow the fzcility to addresa the increase need for rehabilitation
services. :

Jeffarsen County is fortunate 1o see an increasad growth in population. Too, we have
seen sn expansion of gualily tedical sarvices in our community. Fefferson Memortal
Hospital, now known as Jefferson Regtonal Medical Center, has developed an armay of
speciadized medical services reducing the need for Jefferson County residents to seek
mecical care in the 8§t Leuis metropolitan area. The addition of 32 Slailed Nurging bedy
will ahiow Crystal Oaks to address the damand for ncreased rehabilitation services
brought on by the popuiation growih and expanded meaical services W ouwr community,

The addition of thege beds will redusc the need for Jefferson county 1esidents to leave the
eounty t¢ reecive rebabilitation services in a timely énd consumer-friendly manner.

Soneersly,

o
%—Oﬂj‘% éasej;, Fh. E o
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Mertens

Mr. Tom Piper

Departraent of Health and Senior Services
3418 Xnipp Dr., Suite F,

Jeffersen City, MO 651049

Dear Mr Piper,

[ am writing this letter in supaort of the 32 Skilled Kursing bed s addition dedicated to short
term rehabilitation care at Crystal Oaks Rasidential Care Center, in Crystal City, Missouri. bt
allows for the provisicn of excellent rehah healthcare in a state of the art facility. The
currenl facility i often full ragulting in the turning away of those in need of such services.

[ amtold that this will alsa allow Crystal Oaks to expand its current Alzheimer's unit to
provide mmore services as it is always [ull and unable to provide care to any addidonal
community resldents.

1 do believe thiswill itnprove the healthcare services of pur communcty and therefors
reguest your zpproval of CON application for Crystal Qaks’ expansion.

Flease feel free to contact me if wou have any questions or would Like addilional
information. ‘

Sincerely,

Onf § b -

/ f sbe /fiméﬁ}
Marl A, Mertens
Formear Presiding Comnmnissioner
Jeffersan County, Missouri

Homme: 636~464-0207
Cell: AZH-212-10%2
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| JEFFERSON REGIONAL MEDICAL CENTE

Ql_-r v Jeffersernt Hedh Sytenr —--

October 27, 2008

by, Tenm Piper

Depactment of Health and Sendor Sarvices
3418 Kuipp Drive, Suite ¥

Jefferson City, MO G310

Diear Mr. Piper:

Cryatal Onks, focated in Crystal City, s propesing to add 32 skilled uursing beds to the
exisiing facility, These new beds will be d=dicated to sheit-tepm rehabllitation cere and
will allow Crvstal Oaks to also expand the Alzheimer's support unit, Botl of these
services are critical to the community served by Crystal Oaks. As the only five-star
rated, nuot-fe-prefit skiiled nursing facility in Tefferson County, this sxpasion weill allow
Cryatal Orks to better serve the residents of the local community.

I fully support this cXpacaion project and 25 2 member of the Board of Directors of

Crystal Oals, zes the positive mpact fiow the excellenl services provided to communiy
razidents.

Sincerely,

..m,ffw\admu

ames L. Mushthavser
Chief Finuncial O e

JLbf 12




Cretaber 14, 2009

M. Tom Piper

Departoesnt of Health and S8entor Services
3418 Enipp Drivs

TafSerson City, Missmm

Deaar hr. Piper,

Crystal Oaks Skilled Nursing Facility has applied for a Certificate of Need to expand their
facility with 32 private rooms. This is a very mach nesded expansion. This will enable the

expamsion of the Alzheimer Uit which is full at all times.

Thank vow

62
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October 14, 2009

Mr, Tem Piper

Diepartment of Health and Senior Services
3418 Enipp Drive

Jeferson City, Missour

Dear My, Diper,

Crystal Oaks Skilled Nursing Facility is looking at an addition o their facility. This area is in
necd of a facility with privele rooms. In today’s health care, private rooms are vety necessary.

Thank vou tor vour support in this effart.

Sincerely,

B D
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Cetober 26, 2009

Tam Plper

Papartment of Health and Senior Sendees
3418 Kripp Drive, Suitz F '
Jefferson City, MO 55108

Desr Mr. Piper;

[ 241 writing to youl o behalF uf Crysial Dalkes Facility [ocated in Chystal City, MI&sour. The faciltly is
loaking 1o Increase their skifled nursing hads by 3 total 22, This Tncrease will allow tharm 1o dedicate
thems=hes to the growving need for Alzheirers support beda and short terrn rehebilitation. With this
Incroase, famillas will be able o koap thelr loved ones clase 1 heme and their scommunky.

Chwer the past savaral years, [efferson County bas shown much growth tn populatiot and with this

~ growth the growing need for a factlity of this dnd becamaz appanamt. Wit thic 32 bed increase, Crystal

Qals will ba better able to serve the commuinity of the Fastus/Crystal Clty area, as well a2 Jeffarson
Conney.

[approcide yaur tims n ensidering This incregse for olr Cormunity.

Sloceralf yours,

Richardd &, Vest, CLU, EhEC

LEA

Secarithes and A dvinory Servives o ffersd wiropgh
Rowal Altrrerre Asspataps, Fron, Member NASD, SBC,




October 14, 2009

Mr. Tom Piver

Department of Lleslth and Senior Services
3418 Knipp Drive

Joffurson City, Missoumi

Drear Ivir. Piper,

I am writing in support of the 32 private roem addition to the Crysial Oaks Skilled Nursing

facility. This would be a great addition to health cars in this area

Thank you,

oo i
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October 14, 2009

Wr. Tom Pioer

Depatiment of Health and Senior Services.
3418 Knipp Drive

Jefferson City, Missoue

Drzar Wr. Piper,

T am writing you to show suppott for the expansion of the proposed 32 skdlled rursing beds for
the existing Crysial Oaks Skilled Care faeility. It is my understanding these rooras will be
private rooms which will be a major Imprvernent for the only five-star skilled mursig facility in
Jefferson County.

This addition is gresily needed in this area.

sinceraly,
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DIVIDER III: Service Specific Criterin and Slandards

2. For ICEF/SNF beds, address the population-based bed necd methodology of fifiy-

three {53) beds per one thousand (1,000) populaiion age sixty-five (63) and older.
The Bod Need methodology s stated by the [lormunla:

Utinet need =.{R 1 Py - U where

P — Year 2015 65+ population i 15 mile radius

17 - Number of existing/approved SNF beds in the Service Area

R =053

The 2015 65+ population in the 15 mils radiug ag identified in Divider (I, Scction 9 is
20,227. The number of existing/approved SNF beds in the 15 mile radivg, as shown on
the altached facilities lisl, 18 R{5.

Applying the fonmula results in:

Unmet peed = (053 x 20,227 — 505

Unmet negd = 267 beds

For RCE/ALF heds, address the population-based bed need methodelogy of tywenty-
five (25) beds per one thousand (1,000) population age sixty-five (65) and older.

Noi applicable.

. Doewment any alternate need methedology used to deiermine the need for
additioual beds such as L. TCIL, Alzheimer®s, mentu! health or other specialty beds.

Not applicable.
For anv proposed facility which is designed and operated exclusively for persons
with acguired human immunodeficiency syndrome {AIDS) provide infarmation to

justify the need for the type of beds being proposed.

Mot applicahle.

o7



DIVIDER TV: Financial Feasibility Review Criteria & Standards

Document that the proposed costs per square foot are reasonable when compared fo
(he latest “RS Means Construction Cost Data.”

The RS Means median construciion costs for nursing homes in the St Louis area are
5146.12 per squarc foot. Applicant's proposed costs, of $132 per square foot for new
construction and $635 per square foot for renovation costs, are below the median,

Dacoment that sufficient financing is available by providing a letter from a financial
institwtion nr an auditors statement indicating that sufficient funds are available.

Pleasa see ullached letter fiom Joseph P. Mulligan, Managing Dircctor of Cain Brothers
Investment Bankers and Capital Advisers.

Provide Sewicﬁgpecﬂit Revenocs and Expenses {(Form MO 580-1865) projected
through three (3) yvears beyond prajcct completion.

.-I - . .
Pleass see stlached. The average charge was calenlated by dividing gross revenues by the
muunber of patient days. Overhead sxpenses include renl, wiiliues, and taxes. -

Document how pai:iént charges were derived.-

Private-pay charges were hased on current charges, plus an inflationary factor to project
charces in futmre years. Medicaid charges were bused on current reimburszmentt rates,
with annual increases projected based on historical trends. Medicare charges were based
on the current Rescurce Ulilication Growp (RULH mies, with fumre ratcs TCMAINInG
cunsland, : '

Document respansiveness to the needs of the medically indigenl.

Applicant accepts hoth Medicare and Medicaid patients, Approximately ove-third of
Applicant’s rezidents are Medicaid patients,
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Oetober 13, 2000

M. Jirn Arnold

Chief Bxeoutive Officor

Crystal Oaks

1500 Cakvaey Chioreh Rl

Festus, 140 43028

Doear firm

T am wiiting today to peovide vou with our assesament of the Doancing wiubifily of yone contermphied
expansicm apd senovation, As you are avate, Crystal Quks emmayred os to seove as your develupment agviser
and tyresturent baaker in Jaoweay 2000, Theough the oomee of our togagement over the past nine monilis,
we have completed 2 momber of differest analyses that have prven us {aad pour Boand) omsﬁerahle.m'n.ﬁ:m:
ihot your project will be wishlz and capable of attmeting cost-effective fnding. The geope of our work by

incinded, among other things:

® A snalyzis of the markel areg Ionclodbg euch o (e bocdd cosnpeiiog, nsotmmas of censns and
demempraphic ieads, the bomsing racket and other key ceoncmic considermtions;

» o amabsts of mamgetent’s csh flow projections, a#th comparisons o indusity benchrraks from
et faciitins in Missowmi gne aroead the aationr;

» Assistznes in the process of selecting the atchitect and fesdewring sl of their initial prens and

zeringg, and
» An apalysis of all petential tissncicg options available fior the profect, fnchiding the cpets, covenante
and-gvaiiabiity of each of the options.
Nfter completing all of the atalyass ﬂbmmédixuﬁ&iﬂgthmﬂwithmmnymmt and the Poowrd of Ciystal

Oals dusdng vadous mestines, wo e confidemt that your projoct will he mecesafnlly fended vis any matmbet
of differerd meHuwls, The st |:Ln'rﬁi11:=}r hr:;]g Pl,.l.tﬁ]:ll‘.[l a3 the “hase case” 3PP_1;03.|;]1 iz an ITHA loao
threnagh your morgaps basker (Gershman). Showld you €leck to- consider 20 alternalive prath for 2ny rmobe
of reascns, there ate at least thtee other altetnatives available to poe that we have execnted within the past six
nenths for other clients.

By way of backgeerand, Cain Brothers i 4 specinlized investnsat Tmok ectablisled neatly 30 rears apo that s
focused on fhe semion Bring and health care indusitics, Wi have mare than 5 investment banlsers throuprhent
fine ¢ffiera actoss the coratty, iachrding an office in Sait Tonis. Collectively, mar bankers have coenpleted
toore <han $¢ bilion ef aoe-prefit senice living Arancings simder o Crystal Oalis, You can fnd addinionst
infortnation by visidag our webaits at wovw.cainlimiheee com.

We have enfoved the epporbniy te seree Crastal Osics aod loak foreard to the snceessfiul completon of
vous poeject, Shewid you lave acy questions about fie profect or oar abiity to deliver the requisite finding, T
can be neached at 314.800.0441, Thank pou sad 1 look forerard to-talldiag with you sson,

TWamast regards,
B S
<5 S

Joseph P Meivlligam
Maagring Thrector

g cainbrodlara. e
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* SERVICE-SPECIFIC REVENUES AND EXPENSES

Historical Financial Data for Latesi Three Years plus

Projections Through Three Years Beyond Project Completion

flize on Draiidun . o for snrh oifoster seruder Wik @ YcCar

A fRctent murcher of eooles of 1118 jorm o ool e emtie peaterd,

e fIN e the weears i the apprepriae blosis,) 2011 201z 2013
Amount of Hilization:* | ng| | 122] | 142 |
Revenue:

Aversge Charge™ $15.845 527,137 2494
Oross Revernite 30 710 SLA00LATT G Db 148
Reverme Deductons 1,683,710 LB7BETI 2220, 148

Operaling Revrenue 1,244,000 1 622 00 1_ &M 000
(nber Beyenue L i ] 0

TOTAL REVENLUE Bl e, D SLa2 2,080 1,20, W0
Expenses:

Drirert Expense

Qalaries 246,000 255,000 272,000
Fexs i X &
Supplies 470,000 40,000 21,000
Qiher LERLLE 1177000 L1400
TOTAL TNRECT : f731.000 fera,n00 §1,012 000
Indirect Expense

Dieprocistion 212,000 212,060 212,000
Toteicstr™ 4 i o
Crrerhead =+v* 91,000 —_— lqi“?“':' 12 l_,qiﬂl_l:l
TOTAL INDIRECT S308,000 F3L7.000 $333 [0k
TOTAL EXFENSE §1,034,000 SL233000  _ $1.345.000
3412 (1) 59, (H)0 S475,0iH)

NET INCOME (LOSS): 2 $3 2

* Liilization will he measured in “padent days® for li:msed.hﬁda. “provedures” for equipment,

cr other appropriate unics of nmeeasare spectfic to the service atteefed.
*+ Todicate how the average charge/procedure was cakculated,

T Oniy on long term doebi, nod construeton.

%0 Indicate how overlead was calodaied.

WED SF-1ELS [0y

70



